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1 Executive summary 
 

1.1 The Mayor published the spatial development strategy for London in The London Plan, (July     
2011), which provided an integrated economic, environmental, transport and social framework 
for the development of the capital until 2031.  It forms part of the development plan for Greater 
London, and together with the London boroughs’ local plans provides guidelines for policies 
and guides planning decisions by councils and the Mayor.  The previous retail needs study in 
2009 looked at the retail supply and likely demand from 2011 to 2031, and estimated the retail 
needs for this period for London.  Until now this retail needs estimates have provided input to 
the policy setting decisions for the London Plan and the boroughs’ local plans.  

1.2        Much has changed since 2009 and this study creates an update to the retail needs study, this 
time based from 2011 and looking forward to 2036 and using the most up-to-date data trends 
and views available in March 2013.  London is insulated but not immune to the chill winds of 
European financial instability and world economic pressures.  This has meant that the very 
large amounts of additional retail space needed based on the previous 2009 study are now 
much reduced. 

1.3        Although the levels of expected population growth are still significant, the domestic spending 
power is much reduced.  Even building-in the large imported spending power of international 
tourism and business, the demand levels are still depressed when compared to those forecast 
in 2009.  Despite these negative pressures it is clear that the London economy is much more 
dynamic than the rest of the UK with a younger, growing, diverse population and healthy 
business base that will show greater levels of retail space needs than much of the UK.  Greater 
London does act as the heart of the UK retail and business economy and its health is essential 
to the rest of the body. 

1.4        In parallel to these macroeconomic cyclic patterns there are other significant structural retail 
changes with a substantial and continuing move from shop based retail purchases to on-line 
retail.  This has been particularly strong in certain retail sectors such as books, music, films, 
cameras, holidays, insurance and games.  This move to the internet has shown a continuing 
strong growth rate where estimates of 20% of sales value on-line can be seen to be still 
expanding.  These changes to the internet have left in their wake a set of retail company 
failures and contractions including Jessops, Comet, HMV and many independent book and 
music stores.  

1.5        The last two years have seen major changes in the retail fascia mix of the UK not seen since    
the early 1980s. Retail supply has also seen a range of changes in the last decade including:- 

 Non-food growth in supermarkets. 

 Strengthening of major multiple brands against the independents and in favour of the 
dominant brands. 

 Move of households goods, home ware and electrical goods to retail parks. 

 Relative growth of the major malls such as Westfield Stratford, Westfield London, and 
Bluewater. 

 Growth of larger retail centres and decline of high streets – growth of vacancy rates, charity 
shops and rising risks of failure. 

1.6        In particular, one major effect of these changes has been the strengthening of the major malls 
and sub-regional retail shopping centres at the expense of the smaller and especially high 
street retail centres.  This trend was recognised nationally and led to the Mary Portas study and 
its subsequent recommended actions to support the high street.  While London benefits from a 
scale, a dynamism and substantial tourism and international visitor spending power, this pattern 
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of concentration on fewer larger and stronger centres can also be seen and should be expected 
to continue. 

1.7        In the context of all the above economic, demographic, retail supply and social changes it is 
important to evaluate not only the overall absolute levels of comparison retail space needed but 
also to examine where the space is most likely to be needed.  This will mean that some centres 
will require substantial extra retail space and others will need to plan for a more static and in 
some cases require policies to ameliorate the possible decline in retail space. In short, the 
current location and type of retail comparison goods floorspace is adapted to the past levels 
and types of demand and supply methods.  London will need to adapt to the present and 
probable future demand and to the changes in supply methods to reflect them more accurately. 

1.8        Based on GLA population projections the study looks to evaluate the probable levels of 
population and resultant demand in Greater London between 2011 and 2036, assess how well 
the existing and pipeline retail floorspace will meet this demand and simulate a series of 
possible options for change concentrating additional supply in a set of nodes and measure the 
likely impacts.  It will look at the absolute need for additional comparison goods floorspace over 
time at a series of geographic levels and against a set of possible scenarios. 

1.9        If we assume that the expected base level of spending growth occurs then we can expect a rise 
from £18.566 billion on comparison goods in London in 2011 to £39.202 billion in 2036. This 
overall amount of demand is less than was expected in previous analysis in 2009 as the macro 
economic conditions have worsened and the move towards internet retail purchasing has 
accelerated. If no major changes take place to the patterns of retail supply and none of the 
developments in the current pipeline were constructed and we assume that current trends of 
improving retail efficiency continue then London will need nearly 1 million square metres of 
additional retail floorspace (942,000 net and 2.2 million sq. m.gross) by 2036. 

1.10      If all the known developments in the pipeline are built by 2036 London will need 370,000 
square metres of additional floorspace (1.59 million gross). 

1.11      If additionally major developments took place in Croydon, Westfield London and Stratford and 
Brent Cross, then London would need 403,600 square metres of additional floors pace (1.63 
million gross).  Even though this would add considerable amounts of additional retail floorspace 
to London, it would pull in more demand from outside London. 

1.12      Other scenarios were tested with additional large developments in four other centres and the 
impact of strengthening all larger centres in line with recent retail trends.  They showed a 
similar level of floorspace requirement as yet more demand pulled inwards. 

1.13      From this analysis we can conclude that substantially less additional retail floorspace will be 
needed in London than was expected from the previous study carried out in 2009 although at a 
London level a million square metres of additional space will still be needed.  In part this is due 
to the continuing strong demand from tourism and commuters especially in central London. 

1.14      However, at a more local level the impacts of strengthening major shopping centres will be 
expected to be significant on the nearby smaller centres.  Planning policy will therefore need to 
recognise the implications of the continuing retail move towards fewer larger centres and the 
need to address the consequent impacts on the other centres and high streets. 
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Figure 53 Net Floorspace requirements for London 2036 

 

The study looked at three varying estimates of the future spending based on varying assumptions about 
the future performance of the economy. In addition three levels of improvement in retail space efficiency 
were considered. Within this framework a series of future scenarios were examined. First the world with 
no changes (baseline) then if all known developments were to be built out (pipeline).  Further scenarios 
assumed the entire pipeline was built and in addition a range of extra-large development poles were 
constructed. 

In summary, London will need nearly 1 million square meters of additional retail space by 2036 
(942,058) based on the most likely scenario. However this will be reduced to 370,705 sq. m. of 
additional space if all known schemes are constructed. If a series of large development nodes are 
constructed in addition to this pipeline then this will rise to between 400,000 and 500,000 sq. m of Net 
retail space by 2036 as the enhanced attractiveness of centres in London draws in more spend from the 
surrounding region.  
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2 Background 
Introduction 

2.1 The Greater London Authority (GLA) appointed Experian to measure and describes the levels 
of current and future comparison retail goods floorspace needs throughout London for 5 year 
periods from 2011 to 2036.  

This has involved building upon existing and forecast expenditure datasets across all boroughs 
of London and identifying centres where the need for floorspace is greatest. The project is both 
current and forward-looking, factoring in major retail pipeline developments in and around the 
capital to 2036. In addition, the study has assessed the scale and nature of consumer 
expenditure across London (total and average per capita) for comparison goods, convenience 
goods, and other expenditure including leisure over the period 2011 to 2036. 

Since the previous study in 2009 the economic and commercial landscape has seen 
considerable changes both in the opening and maturing of major retail schemes such as 
Stratford Westfield and in changes to the shopping patterns of the British and London 
consumer. 

This study starts with estimating and forecasting spending on comparison goods at a London 
wide level then drilling down to each separate centre and identifying the level of need for 
Floorspace in each place. The project starts with the current patterns of supply and demand 
and looks forward, factoring in the major retail pipeline developments in and around the capital 
to 2036.  In addition, the study has assessed the scale and nature of consumer expenditure 
across London (total and average per capita) for comparison goods, convenience goods, and 
other expenditure including leisure over the period 2011 to 2036. 

2.2 This study acts as a strategic, region wide assessment of the floorspace need associated with 
the centres of London, providing the context and coordination framework for more local and 
precise studies to be undertaken in line with planning guidelines  for individual boroughs and 
development proposals. It will enable boroughs and the GLA to consider systematically the 
possible future roles of centres in meeting need. It will inform revisions to the town centre 
network in the light of the results of the town centre health checks and in the broader context of 
local planning documents. 

2.3 The next stage of the project consisted of the building of an update of the GLA’s borough-level 
comparison goods expenditure forecasts into local level spend estimates. This local spend was 
then distributed between the shopping centres of London using the relative attractiveness of 
each shopping destination and their accessibility. The amount of existing and expected 
floorspace in each centre was then compared with the predicted spend to calculate the balance 
between demand and supply. In turn this balance determines the likely retail floorspace need 
for London in the future. 

The base scenario (that is, assuming no new developments 2011-2036) shows comparison 
goods floorspace need associated with 217 existing centres as they are at present. These 
centres are the 217 International, Metropolitan, Major and District centres and additionally the 
main retail frontages within the Central Activities Zone (CAZ), selected Neighbourhood and 
More Local centres, and out-of-centre retail locations in London as well as centres which lie 
outside London but absorb London residents’ expenditure. 

2.4 The second stage consisted of a ‘future proposals’ scenario following the same basic 
methodology but showing the impact on the base scenario (trade diversion to/from existing 
centres) of all significant retail proposals across London. It highlights the potential impact of the 
known proposals for major retail developments including Westfield London, Croydon, Brent 
Cross, Lakeside, and Bluewater. The general accuracy of the information on the scale and 
nature of these proposals were confirmed by the relevant boroughs before incorporation in the 
model. Where only the scale of the proposal is known, a view has been taken by Experian as to 
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the nature/composition of the development in the light of broadly comparable formats 
elsewhere. In neither circumstance should it be taken to imply that either the boroughs or the 
GLA would necessarily support these proposals. 

2.5 The third stage takes all the existing and pipeline developments, and adds an additional set of 4 
growth poles at Croydon, Shepherd’s Bush, Stratford and Brent Cross. The additional 
attractiveness of these major centres is then applied and the impact on their likely levels of 
expenditure and on other centres is measured. 

2.6 The next set of scenarios looks at a much more saturated future London with all of the above 
and yet 4 more growth poles at Romford, Kingston, Uxbridge and Bromley providing a ring of 
development nodes surrounding the central London CAZ. 

2.7 The final scenario looks at increasing the strength and efficiency of the larger centres in London 
evaluating a possible future where current trends towards the strengthening of larger retail 
centres continues and the resultant impact on other smaller centres measured. This includes 
the strengthening of the West End of London. 

2.8 Output has been mapped and presented in tabular form to show the overall revised distribution 
and differences/diversions from the base scenario. As the volume of reported material is 
substantial in its size and depth, this report contains only the summary maps and tables 
reporting the key findings. More details of each scenario run and the predicted impacts on 
expenditure, floorspace and needs are supplied in addition in electronic form. (The scenario 
data packs). 

2.9 Figure 1 shows the factors that contribute to the balance between retail supply and demand 
where the existing supply is increased by pipeline developments already about to happen and 
possible future developments and reduced by ever improving efficiency in the use of retail 
space. By contrast the existing demand can be changed by expected population and economic 
growth rates and by the increasing move of trade to the internet away from physical shops. 

 

Figure 1 – Measuring the balance between supply and demand 
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Consumer expenditure projections 

Total London estimates and projections of residential spend on comparison goods, convenience goods 
and other goods and services are based on data on household spending from the Regional Accounts, 
GLA demographic projections and forecasts for total household spending produced by Experian for 
GLA Economics. There are no official estimates of consumer spending below the London level, but 
these small area estimates are an essential component of modelling expenditure at retail centre level. 
Therefore we have apportioned out the total expenditure, using the socio-demographic-economic make-
up of small areas (Experian Mosaic) to infer local spending levels. 

 

Figure 2 – Growth in comparison goods spend in London 2011 to 2036 

 

 

 

Experian’s estimate of total household comparison goods expenditure in London in 2011 is £18.566 
billion (see Figure 2), and this figure is projected to rise to £39.202 billion by 2036. The projections for 
the latter five year periods must be treated with caution due to the inherent uncertainties of the 
economy in the longer term. 

Figure 3 below shows how the Residential component of this spends is distributed across London at a 
Postal Sector level. Stronger levels of demand can be seen in the west and south of London. Of course 
the picture changes considerably when the tourism and workforce demands are added to the residential 
and particularly boost central London. 
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Figure 3 – Residential demand by postal sector 2011 

 

 

 

2.10 Our expenditure estimates also incorporate day-to-day shopping spend from outside Greater 
London. This is derived in a similar way to London spend, using Mosaic to generate small area 
estimates and ONS population forecasts to project these forward. Unlike those for London, 
these figures are not constrained to any particular regional forecasts. 

2.11 There are no official estimates of how much in London is spent near the workplace rather than 
on destination shopping trips. We have therefore used the daytime socio-demographic-
economic make-up of small areas (Daytime Mosaic) to infer local spending levels. An assumed 
level of 10% of all spending being made near the place of work and 90% near the place of 
residence has been made. The workplace spend therefore reflects the volume and social mix of 
the concentrations of workers. 

 Worker expenditure has then been apportioned to surrounding retail locations using our gravity 
modelling techniques.    

2.12 Experian’s estimates of comparison goods spend incorporate inflow by overnight tourists from 
the UK and overseas and leakage from London residents to domestic and international tourist 
destinations. Overnight tourist data has been projected forward to 2036 using the International 
Passenger Survey, the UK Tourism Survey and the GLA’s Hotel Demand Study. Account is 
also taken of the leakage of expenditure when Londoners make overnight tourist trips to the 
rest of the UK and of the loss from special forms of trading (such as online spending). (See 
Table 2.)    

2.132.12 Thus we can see that the total amount spent in any shopping centre is the sum of the 
residential spend, the inflow of spend from outside London, the tourist spend, the day time 
workforce spend and expenditure by businesses near each centre 
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Current comparison floors pace provision 

2.142.13 Experian used its own Goad database as the source of existing floorspace provision 
with an allowance made for comparison goods space on upper floors/basements. This 
database is updated annually by a team of professional surveyors. Goad's floorspace figures 
are based on Ordnance Survey gross surface area calculations rather than net trading areas. 
The categorisation by Goad of what constitutes comparison retail, and the treatment of upper 
floors, have both been harmonised in order to match as closely as possible the definition used 
by the GLA. 

2.152.14 The Goad database also enables a dynamic rating of the strength of the centre as a 
retail destination, which contributes to the attractiveness scores of centres used in the model. 
This enables us to measure both the volume and relative quality of retail provision in each 
centre and the relative attractiveness that this mix produces. 

Retail centre turnover 

2.162.15 Experian calibrates its shopping centre models against Britain's largest survey of 
shopping patterns. In total the survey has had c.5 million responses to date from across the UK. 
The product covers over 3,000 town centres, retail parks and shopping malls across Britain. 
The survey has revealed distinct trading patterns – especially out of town and in town centres 
where public transport is a significant determinant of the catchment.  

2.172.16 The expenditure forecasts (retail ‘demand’) and the Goad database adjusted to allow 
for comparison goods space on upper floors/basements (retail ‘supply’) were used to generate 
a gravity model of comparison goods expenditure in London. This model was calibrated 
according to current shopping patterns, as observed in the survey. By adjusting the supply and 
demand inputs, it is capable of running ‘what if’ scenarios that model future changes to 
London’s retail scene and assess the impact to centres’ turnovers. Commuter and tourist and 
business spend are added as separate overlay layers to the model (see Figure 2). 

2.182.17 When all of the major retail developments are taken into account (the ‘Pipeline’ 
scenario), we can assess the impact on the turnover of each centre within Greater London, and 
how this affects their relative rankings. Although the projected turnovers are less than if the new 
developments did not take place, almost 40% all centres show some degree of growth. 

2.192.18 Figure 4 shows the level of change by centre between 2011 and 2036 assuming no 
pipeline developments are constructed. Beyond this baseline the largest impacts of those 
developments in the pipeline include extending Brent Cross, additional development near 
Westfield London and the regeneration of Battersea Power Station. 
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Figure 4 – Change in Rank of top 20 London Shopping Centres between 2011 and 2036 

Assumes growth in spend at base level and no additional retail developments. 

 

 

 

Figure 5 – Flow diagram of key project input 
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Figure 5 shows an overview of the project where demand from residents, tourism and 
workforce is compared with the existing and potential availability of retail space to derive an 
assessment of comparison Floorspace need. 

Comparison goods Floorspace requirements 

2.202.19 The projections of retail turnover for 5 year increments between 2011 and 2036 have 
been converted into actual need for additional comparison goods retail space identifying the 
‘gross total’ need (including developments in the planning pipeline) and the ‘net’ additional need 
(over and above the planning pipeline). These estimates are based on a range of key 
assumptions regarding: 
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 The sales density of new floorspace 

 The rate that sales densities increase (productivity growth) 

2.212.20 We find that the need for new floorspace is very sensitive to assumptions made about 
retail space productivity growth (i.e. the sustainable rate of increase of sales densities of both 
existing and new space) and to assumptions about sales densities for new space.  The study 
examines 3 levels of productivity 1.5% Low, 1.9% base and 2.5% High. Analysis of change in 
Goad data over the last few years show the base level of 1.9% to closely reflect recent 
changes. 

2.222.21 At one extreme, with productivity only growing at 1.5 per cent per annum and new 
space having a variable sales density related to the size and turnover of individual centres, 
there is an estimated gross total requirement within Greater London of an additional 3.0 million  
square metres gross in 2036.  

2.232.22 At the other extreme, with 2.5 per cent productivity growth and where new space has a 
variable sales density related to the size and turnover of individual centres, there is an 
estimated requirement of only an additional 0.75 million square metres gross in 2036.  

2.242.23 We find that the need for new floorspace is very sensitive to assumptions made about 
retail but recommend the use of a space productivity growth of 1.9% our base level in the study. 

Background and policy context 

2.252.24 The importance of informing the preparation of development plans with robust 
assessments of need for retail and leisure uses and the capacity of town centres to 
accommodate development is set out in the Government’s National Planning Policy Framework 
(NPPF)1.  The framework sets out policy guidance to ensure the viability and vitality of town 
centres and recognises that planning policies should be positive, promote competitive town 
centre environments and manage the growth of centres to ensure that the need for retail and 
other town centre floorspace is met in full (NPPF paragraph 23). 

2.262.25 The London Consumer Expenditure and Comparison Goods Retail Floorspace Need 
Study updates and rolls forward past estimates to 2036 to inform further alterations to the 
London Plan and Supplementary Planning Guidance (SPG) on Town Centres and the Central 
Activities Zone. The study will be a broad, strategic assessment of the floorspace need 
associated with town centres in London, providing the context and coordination framework for 
more local and precise retail and leisure needs studies to be undertaken in line with the NPPF 
and London Plan for individual boroughs and development proposals. 

2.272.26 The outputs from this study will be key components of data used to inform the future of 
London’s town centre network set out in Annex 2 of the London Plan. Set against town centre 
development capacity estimates derived from the 2013 London-wide town centre health check, 
the results of this study is a broad statistical overview for the London Plan, SPG, borough local 
plans and neighbourhood plans showing how far the town centre network might absorb 
projected growth in consumer expenditure. This will enable boroughs and the GLA to consider 
systematically the possible future roles of centres in meeting need relative to those identified in 
the London town centre network. The outputs will also support the work of the GLA in 
addressing its wider growth2 and regeneration agenda.3 

                                                      
1 Department for Communities and Local Government. National Planning Policy Framework. CLG, 2012 
2 See Mayor Boris Johnson’s 2012 election manifesto: Taking Greater London Forward 
3 See Mayor’s London Plan, especially Policy 2.14 and the Mayor’s Economic Development Strategy 
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Key objectives 

2.282.27 The study assesses the scale and nature of consumer expenditure in London for 
comparison goods, convenience goods, and other expenditure including leisure to the year 
2036. It focuses on strategic requirements for comparison goods retail floorspace need in 
London, distributed to boroughs and individual town centres. 

2.292.28 The study will inform further alterations to the London Plan, Supplementary Planning 
Guidance (SPG) on Town Centres and forthcoming Central Activities Zone SPG. It will 
complement research into other town centre uses such as offices, hotel demand and the 
London Town Centre Health Checks. 

2.302.29 The study will be framed within the wider policy context of the London Plan and the 
Government’s National Planning Policy Framework which recognise town centres as a key 
spatial priority. 
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3 Project scope 
3.1 The London Consumer Expenditure and Comparison Goods Retail Floorspace Need study 

contains two distinct but interrelated parts: 

 Stage 1: Consumer Expenditure Forecasts for London to 2036 

 Stage 2: Comparison Goods Retail Floorspace Need 

Stage 1 – Consumer expenditure forecasts 

3.2 This comprised producing estimates of consumer expenditure across London (total and 
average per capita) for comparison goods, convenience goods, and other expenditure including 
leisure. Expenditure estimates were produced for five year periods between 201106 and 2036 
and were broken down by the COICOPS categories. All expenditure estimates were provided at 
the London, sub-regional, inner/outer London4, the Central Activities Zone (CAZ) and borough 
level.  

3.3 The distribution of expenditure on comparison goods, convenience goods, and other goods and 
services in London incorporated a range of factors, including population growth forecasts 
(provided by the GLA), expenditure flows across the London boundary (ROSE), expenditure by 
tourists and commuters in London, the impact of special forms of trading such as e-tailing and 
of comparisons goods sales in supermarkets. 

Stage 2A – Comparison goods floorspace need (baseline) 

3.4 This scenario comprised building an update of the GLA’s borough-level comparison goods 
forecasts in 2009 into floorspace need estimates and distributing this growth among existing 
centres according to their current attractiveness. It provides a ‘base’ or ‘do nothing’ scenario 
20062011-2036 showing comparison goods floorspace need associated with approximately 
300+ existing centres as they are at present. These centres are the 217 International, 
Metropolitan, Major and District centres identified in the London Plan and additionally selected 
Neighbourhood and More Local centres, out-of-centre retail locations within London and 
centres which lie outside London but absorb London residents’ expenditure. The study also 
incorporates the main retail frontages within the Central Activities Zone (CAZ). 

                                                      
4 Outer London comprises the following boroughs: Barnet, Barking & Dagenham, Bexley, 

Bromley, Brent, Croydon, Ealing, Enfield, Haringey, Havering, Harrow, Hillingdon, 

Hounslow, Kingston, Merton, Redbridge, Richmond, Sutton, Waltham Forest. Inner 

London comprises those boroughs not listed above and includes the Central Activities 

Zone. 
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Stage 2A – Comparison goods floorspace need (timeline) 

3.5 This consists of a ‘future proposals’ scenario following the same basic methodology but 
showing the impact on the Base scenario (trade diversion to/from existing centres) of all 
significant retail proposals across London. It highlights the potential impact of the known 
completions and proposals for major retail developments including Bluewater and Lakeside 
extensions beyond London and growth at Shepherd’s Bush, Brent Cross Croydon and others. 
The general accuracy of the information on the scale, nature and planning status of these 
proposals was confirmed by the relevant boroughs before incorporation in the model. Where 
only the scale of the proposal is known, a view has been taken by Experian as to the 
nature/composition of the development in the light of broadly comparable formats elsewhere. In 
neither circumstance should it be taken to imply that either the boroughs or the GLA would 
necessarily support these proposals. 

3.6 Output has been mapped and presented in tabular form to show the overall revised distribution 
and differences/diversions from the base scenario. This exercise should be seen as 
complementary to individual impact assessments already being undertaken on behalf of the 
applicants for some of these proposals. It differs from them in being a public sector-funded and 
public sector-led London wide study and concerned with the cumulative impact of all the 
proposals. It provides a transparent basis for comparison and calibration with other impact 
assessments in line with good planning practice. 

GLA scenarios – simulating change and measuring the changes 

3.7 This study uses a mathematical model that simulates the existing levels of retail of supply and 
demand in the GLA area and in the rest of GBthe UK that interacts with it. This Baseline retail 
supply is then held constant and projected levels of demand compared with it over time. For 
each time period within each scenario key measures of change are calculated. A range of 
changed scenarios are then made where the baseline is adjusted and the resultant changes 
measured. 

Measures of change 

3.8 Balance – Ffor any single time period a comparison is made of the amount of comparison 
floorspace available and the amount of  predicted spend per centre from the gravity model. This 
balance will show either a surplus of floorspace over demand or a lack of floorspace.  This 
allows us to evaluate the levels of retail floorspace need given a range of future levels of 
demand and supply. The calculated levels of retail floorspace need are also contingent on the 
assumed level of retail efficiency.  

3.9 As the level of space efficiency is known to be rising over the last decade, any future estimation 
needs to factor this in. For this study we have applied a range of three possible levels of space 
efficiency. As retail space becomes more efficiently used then the same amount of space can 
generate higher levels of spend. 

3.10 Existing vacant space is of course available in this calculation of retail need and charity shops 
are treated as if they were vacant for the purposes of this estimation of balance. This 
assumption was made to enable like for like comparison with previous studies which made the 
same assumption. However, some charity shop chains are now run as very professional 
concerns and this assumption may be reviewed in the future. 

3.11 Impact – a comparison of the time period before the change with that after it. This includes 
volume of change and % change of spend and shopper volumes. Centres can show positive 
impacts where they win trade from other centres and negative impacts where they lose trade to 
their neighbours. As the overall amount of demand is held constant within a time period the 
increase of one centre will result in the decrease of another. 
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3.12  Leakage - Increased or decreased levels of leakage to other centres from the core catchment 
of any centre will occur as shopping centres strengthen or weaken against each other. Leakage 
is the proportion of all spend within the core catchment of a centre that is spent at other 
centres. 

3.13 Once this Baseline is established, a range of additional possible changes to retail supply are 
applied to the Experian gravity model and the balance and impact and leakage measured. 

 

Figure 6 – Factors included in each Scenario 

 

 

 

 

 

 

 

 

 

 

Baseline – the existing scenario 

3.14 Residential demand is measured by postal sector for each of the years of the study. This 
includes the comparison goods spend expenditure that will be spent at any retail centre within 
Britain. 

3.15 Retail Supply is measured by shopping centre and includes all retail floorspace weighted by the 
type of use and the retail fascia.  

3.16 Accessibility for the people resident in each postal sector is measured using drive times and 
tube or train travel times to the shopping centres. 

3.17 The Experian gravity model takes these inputs for Demand, Supply and Accessibility and 
outputs predicted flows of spend by shopping centre. 

3.18 Other types of demand for tourism and workforce spend are modelled down to centre from 
borough level estimates using the relative distribution of daytime population and tourist points of 
interest and overlaid by shopping centre. 

Pipeline 

3.19 Pipeline developments are incorporated by including ing all under retail developments under 
construction and known planning permissions and adding in the floorspace changes to the 
centres they are located in.  The developments are phased over time. 
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Nodes1 

3.20 This scenario takens the existing patterns of retail, adding in the pipeline developments then 
addi ng 4 significant nodes of development. In each of the following retail centres significant 
retail space will beis added: Brent Cross, Westfield London, Westfield Stratford, and Croydon. 
The amount of growth simulated takes account of the relative ease and availability for additional 
retail space in or near each of these centres.  

Nodes2 

3.21 This scenario takens nthe existing patterns of retail add in the pipeline developments then adds 
4 significant nodes of development then add in plus an extra 4 significant development nodes. 
In addition to the Nodes1 centres of Brent Cross, Westfield London, Westfield Stratford, and 
Croydon growth nodes are also added for Uxbridge, Kingston upon Thames, Bromley and 
Romford. 

Quality adjustment 

3.22 This scenario takesn the existing patterns of retail, adding in the pipeline developments then 
adds to the attractiveness of the major centres.  This simulates an extension of the change in 
the patterns of shopping behaviour where a higher proportion of spend is being made at fewer 
larger and more attractive shopping centres and the smaller centres suffer relative decline.  

3.23 This trend is borne out by changes in fFootfall showing the growth of larger centres and malls 
and the relative weakening of the smaller high streets. Changes in levels of vacancy and the 
risk of business failure by type and size of shopping centre also support this general pattern. 
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4 Consumer expenditure forecasts 
Introduction 

4.1 The London Consumer Expenditure and Comparison Goods Retail Floorspace Need study 
contains two distinct but interrelated parts. 

4.2 This first section provides a view of the spending that goes through retail outlets within London. 
It presents estimates and forecasts of consumer spending by London residents, by commuters 
from outside of London who work in central London and by tourists visiting London. Retail 
spending in London (on comparison goods) is made up of: 

Equation 1 

 ComLondonRUKLondonOTLondonRUKLondonLondonersLondonLondon SCPSCPSCPDSCPDSCPRSCP ,,,,   

where:  

 RSCP is retail sales of comparison goods. 

 DSCP is day-to-day spend on comparison goods excluding spending made on overseas or domestic 
tourism (involving a stay of a least one night) visits. 

 SCP is spend on comparison goods by tourists or commuters from outside of London. 

The subscripts refer to the source of the spending (Londoners, rest of UK, overseas tourists, UK 
tourists and commuters from outside of London) and where the spending takes place (London). 

4.3 We can also describe day-to-day spend on comparison goods by Londoners as: 

Equation 2   

uristsLondonerToRUKLondonersSFTLondonersRUKLondonersUKLondonersLondon SCPSCPDSCPTSCPDSCP ,,,,,   

where: 

 TSCP is total spend on comparison goods by Londoners and the suffixes SFT refer to spending on 
special forms of trading (e.g. mail order, internet, market stalls) and London Tourists to the spending 
of Londoners on tourist visits (to the rest of the UK). 

4.4 Finally, total household (consumer) spending by Londoners can be described as: 

Equation 3 

 

LondonersABRLondonersUKLondonersUKLondonersUKLondoners TSTSOTHERTSCVTSCPCE ,,,,   

where: 

 CE is total household (consumer) spending. 

 TSCV is total spend on convenience goods by Londoners. 

 TSOTHER is other spending in the UK by Londoners. 

 TS is total spending (Where the suffix ABR refers to spending made abroad). 

4.5 Equations 1-3 show that in order to derive retail sales of comparison goods in London we need 
to be able to split total household spending by Londoners down into its component parts. This 
enables us to make allowances for leakages of that spending in the form of day-to-day 
spending that takes place outside of London, (domestic and international) tourist spending by 
Londoners and spending on special forms of trading and to add in allowance for spending in 
London by tourists and by commuters from outside of London. Day-to-day spending by 
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Londoners (DSCPRUK, Londoners) is derived from our shopper flow surveys and is dealt with 
in Chapter 6. The derivation of the other variables is described below. 

Spending by London and ROSE residents 

4.6 The estimates of spending by London residents fall into two parts: estimates of spending by all 
Londoners, and estimates for spending by residents of the different parts of London (boroughs 
and postal sectors5). 

 London and ROSE-level estimates and forecasts 

4.7 The London and ROSE estimates are based on data on data from the following sources: 

 The National Accounts and Consumer Trends (ONS). 

 The Living Costs and Food Survey (ONS).6 

 GLA Demographic Projections. 

 ONS Demographic Projections for the South East / East of England. 

 Forecasts for total household spending from London’s Economic Outlook: Autumn 2012 
(GLA Economics) and Experian Regional Planning Service. 

 Forecasts for expenditure by COICOP category from Experian’s UK Macro and Regional 
Forecasting models. 

 

Figure 7 – Estimated and forecast household spending 

                                                      
5 The breakdown to post code sectors is required to feed our gravity model, which is built up from the postal sector 
level. 
6 Previously the Expenditure and Food Survey 

Baseline scenario

Convenience 

goods

Comparison 

goods

Total retail 

spending

Accomm. 

spending

Catering 

Spending *

Leisure 

spending

Other goods 

& services

Other 

(domestic)* *

Total 

Spending***

2006 13,648 19,858 33,506 2,127 9,135 3,645 12,544 59,316 120,273

2011 12,680 23,017 35,697 2,076 8,914 3,686 11,608 62,031 124,012

2016 13,587 26,067 39,654 2,228 9,565 4,054 12,710 68,159 136,370

2021 15,467 30,672 46,139 2,500 10,737 4,899 13,810 78,579 156,664

2026 17,387 35,752 53,139 2,801 12,028 5,877 15,031 90,410 179,286

2031 19,497 41,657 61,154 3,135 13,463 7,025 16,287 103,790 204,854

2036 21,938 48,664 70,602 3,505 15,048 8,357 17,608 118,988 234,108

Annual average growth rates:

2006‐2011 ‐1.5% 3.0% 1.3% ‐0.5% ‐0.5% 0.2% ‐1.5% 0.9% 0.6%

2011‐2021 2.0% 2.9% 2.6% 1.9% 1.9% 2.9% 1.8% 2.4% 2.4%

2011‐2026 2.1% 3.0% 2.7% 2.0% 2.0% 3.2% 1.7% 2.5% 2.5%

2011‐2036 2.2% 3.0% 2.8% 2.1% 2.1% 3.3% 1.7% 2.6% 2.6%

*Includes restaurants & catering, takeaways and onlicence

**Includes actual and imputed rents, utility and medical bills

*** Excludes spending abroad 

Table 5.1: Estimated and forecast household spending by London residents (£m, 2009 prices): Baseline Scenario.
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Low Scenario

Convenience 

goods

Comparison 

goods

Total retail 

spending

Accomm. 

spending

Catering 

Spending *

Leisure 

spending

Other goods 

& services

Other 

(domestic)* *

Total 

Spending***

2006 13,648 19,858 33,506 2,127 9,135 3,645 12,544 59,316 120,273

2011 12,680 23,017 35,697 2,076 8,914 3,686 11,608 62,031 124,012

2016 13,416 25,740 39,157 2,200 9,445 4,003 12,550 67,305 134,659

2021 15,369 30,477 45,847 2,484 10,669 4,868 13,724 78,082 155,673

2026 17,281 35,534 52,814 2,784 11,954 5,841 14,939 89,858 178,191

2031 19,378 41,405 60,783 3,116 13,381 6,982 16,189 103,162 203,613

2036 21,806 48,371 70,177 3,483 14,958 8,306 17,501 118,271 232,697

Annual average growth rates:

2006‐2011 ‐1.5% 3.0% 1.3% ‐0.5% ‐0.5% 0.2% ‐1.5% 0.9% 0.6%

2011‐2021 1.9% 2.8% 2.5% 1.8% 1.8% 2.8% 1.7% 2.3% 2.3%

2011‐2026 2.1% 2.9% 2.6% 2.0% 2.0% 3.1% 1.7% 2.5% 2.4%

2011‐2036 2.2% 3.0% 2.7% 2.1% 2.1% 3.3% 1.7% 2.6% 2.5%

*Includes restaurants & catering, takeaways and onlicence

**Includes actual and imputed rents, utility and medical bills

*** Excludes spending abroad 

Table 5.2: Estimated and forecast household spending by London residents (£m, 2009 prices): Low Scenario.

High Scenario

Convenience 

goods

Comparison 

goods

Total retail 

spending

Accomm. 

spending

Catering 

Spending *

Leisure 

spending

Other goods 

& services

Other 

(domestic)* *

Total 

Spending***

2006 13,648 19,858 33,506 2,127 9,135 3,645 12,544 59,316 120,273

2011 12,680 23,017 35,697 2,076 8,914 3,686 11,608 62,031 124,012

2016 13,705 26,294 39,999 2,247 9,648 4,089 12,820 68,752 137,555

2021 15,614 30,962 46,577 2,524 10,839 4,945 13,942 79,324 158,151

2026 17,555 36,098 53,653 2,828 12,144 5,934 15,176 91,286 181,021

2031 19,688 42,065 61,753 3,166 13,594 7,094 16,447 104,808 206,862

2036 22,155 49,145 71,300 3,539 15,198 8,439 17,781 120,164 236,422

Annual average growth rates:

2006‐2011 ‐1.5% 3.0% 1.3% ‐0.5% ‐0.5% 0.2% ‐1.5% 0.9% 0.6%

2011‐2021 2.1% 3.0% 2.7% 2.0% 2.0% 3.0% 1.8% 2.5% 2.5%

2011‐2026 2.2% 3.0% 2.8% 2.1% 2.1% 3.2% 1.8% 2.6% 2.6%

2011‐2036 2.3% 3.1% 2.8% 2.2% 2.2% 3.4% 1.7% 2.7% 2.6%

*Includes restaurants & catering, takeaways and onlicence

**Includes actual and imputed rents, utility and medical bills

*** Excludes spending abroad 

Table 5.3: Estimated and forecast household spending by London residents (£m, 2009 prices): High Scenario.

Very High Scenario

Convenience 

goods

Comparison 

goods

Total retail 

spending

Accomm. 

spending

Catering 

Spending *

Leisure 

spending

Other goods 

& services

Other 

(domestic)* *

Total 

Spending***

2006 13,648 19,858 33,506 2,127 9,135 3,645 12,544 59,316 120,273

2011 12,680 23,017 35,697 2,076 8,914 3,686 11,608 62,031 124,012

2016 14,089 27,031 41,120 2,310 9,919 4,204 13,179 70,680 141,413

2021 16,513 32,745 49,258 2,669 11,462 5,230 14,745 83,890 167,254

2026 19,011 39,092 58,104 3,063 13,152 6,426 16,435 98,858 196,036

2031 21,893 46,778 68,671 3,520 15,117 7,889 18,289 116,550 230,037

2036 25,334 56,198 81,532 4,047 17,379 9,651 20,333 137,409 270,351

Annual average growth rates:

2006‐2011 ‐1.5% 3.0% 1.3% ‐0.5% ‐0.5% 0.2% ‐1.5% 0.9% 0.6%

2011‐2021 2.7% 3.6% 3.3% 2.5% 2.5% 3.6% 2.4% 3.1% 3.0%

2011‐2026 2.7% 3.6% 3.3% 2.6% 2.6% 3.8% 2.3% 3.2% 3.1%

2011‐2036 2.8% 3.6% 3.4% 2.7% 2.7% 3.9% 2.3% 3.2% 3.2%

*Includes restaurants & catering, takeaways and onlicence

**Includes actual and imputed rents, utility and medical bills

*** Excludes spending abroad 

Table 5.4: Estimated and forecast household spending by London residents (£m, 2009 prices): Very High Scenario.
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Baseline Scenario

Convenience 

goods

Comparison 

goods

Total retail 

spending

Accomm. 

spending

Catering 

Spending

Leisure 

spending

Other goods 

& services

Other 

(domestic)* *

Total 

Spending***

2006 1,772 2,578 4,350 276 1,186 473 1,628 7,700 15,614

2011 1,545 2,805 4,351 253 1,086 449 1,415 7,560 15,114

2016 1,563 2,998 4,561 256 1,100 466 1,462 7,839 15,684

2021 1,700 3,370 5,070 275 1,180 538 1,517 8,634 17,214

2026 1,846 3,795 5,640 297 1,277 624 1,595 9,597 19,030

2031 2,019 4,314 6,333 325 1,394 727 1,687 10,748 21,214

2036 2,217 4,918 7,136 354 1,521 845 1,780 12,026 23,661

Annual average growth rates:

2006‐2011 ‐2.7% 1.7% 0.0% ‐1.7% ‐1.7% ‐1.0% ‐2.8% ‐0.4% ‐0.6%

2011‐2021 1.0% 1.9% 1.5% 0.8% 0.8% 1.8% 0.7% 1.3% 1.3%

2011‐2026 1.2% 2.0% 1.7% 1.1% 1.1% 2.2% 0.8% 1.6% 1.5%

2011‐2036 1.5% 2.3% 2.0% 1.4% 1.4% 2.6% 0.9% 1.9% 1.8%

*Includes restaurants & catering, takeaways and onlicence

**Includes actual and imputed rents, utility and medical bills

*** Excludes spending abroad 

Table 6.1:  Estimated and forecast household spending per head by London residents, (£, 2009 prices): Baseline Scenario.

Low Scenario

Convenience 

goods

Comparison 

goods

Total retail 

spending

Accomm. 

spending

Catering 

Spending

Leisure 

spending

Other goods 

& services

Other 

(domestic)* *

Total 

Spending***

2006 1,772 2,578 4,350 276 1,186 473 1,628 7,700 15,614

2011 1,545 2,805 4,351 253 1,086 449 1,415 7,560 15,114

2016 1,543 2,961 4,504 253 1,086 460 1,443 7,741 15,488

2021 1,689 3,349 5,038 273 1,172 535 1,508 8,580 17,106

2026 1,834 3,772 5,606 295 1,269 620 1,586 9,538 18,914

2031 2,007 4,288 6,294 323 1,386 723 1,676 10,683 21,085

2036 2,204 4,889 7,093 352 1,512 840 1,769 11,954 23,519

Annual average growth rates:

2006‐2011 ‐2.7% 1.7% 0.0% ‐1.7% ‐1.7% ‐1.0% ‐2.8% ‐0.4% ‐0.6%

2011‐2021 0.9% 1.8% 1.5% 0.8% 0.8% 1.8% 0.6% 1.3% 1.2%

2011‐2026 1.1% 2.0% 1.7% 1.0% 1.0% 2.2% 0.8% 1.6% 1.5%

2011‐2036 1.4% 2.2% 2.0% 1.3% 1.3% 2.5% 0.9% 1.8% 1.8%

*Includes restaurants & catering, takeaways and onlicence

**Includes actual and imputed rents, utility and medical bills

*** Excludes spending abroad 

Table 6.2:  Estimated and forecast household spending per head by London residents, (£, 2009 prices): Low Scenario.

High Scenario

Convenience 

goods

Comparison 

goods

Total retail 

spending

Accomm. 

spending

Catering 

Spending

Leisure 

spending

Other goods 

& services

Other 

(domestic)* *

Total 

Spending***

2006 1,772 2,578 4,350 276 1,186 473 1,628 7,700 15,614

2011 1,545 2,805 4,351 253 1,086 449 1,415 7,560 15,114

2016 1,576 3,024 4,600 258 1,110 470 1,474 7,907 15,821

2021 1,716 3,402 5,118 277 1,191 543 1,532 8,716 17,378

2026 1,863 3,832 5,695 300 1,289 630 1,611 9,690 19,215

2031 2,039 4,356 6,395 328 1,408 735 1,703 10,853 21,422

2036 2,239 4,967 7,206 358 1,536 853 1,797 12,145 23,895

Annual average growth rates:

2006‐2011 ‐2.7% 1.7% 0.0% ‐1.7% ‐1.7% ‐1.0% ‐2.8% ‐0.4% ‐0.6%

2011‐2021 1.1% 1.9% 1.6% 0.9% 0.9% 1.9% 0.8% 1.4% 1.4%

2011‐2026 1.3% 2.1% 1.8% 1.1% 1.1% 2.3% 0.9% 1.7% 1.6%

2011‐2036 1.5% 2.3% 2.0% 1.4% 1.4% 2.6% 1.0% 1.9% 1.8%

*Includes restaurants & catering, takeaways and onlicence

**Includes actual and imputed rents, utility and medical bills

*** Excludes spending abroad 

Table 6.3:  Estimated and forecast household spending per head by London residents, (£, 2009 prices): High Scenario.
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Spending levels in 2006 (£m)

Convenience Comparison

Experian ‐ Old 11,844 23,213

Experian ‐ New 13,648 19,858

% difference  15.2% ‐14.5%

Average annual growth rates (constant prices) 2006‐2016

Experian ‐ Old 1.7% 4.3%

Experian ‐ New 0.0% 2.8%

Difference ‐1.7% ‐1.5%

 

Comparison with previous estimates and forecasts 

4.8 The estimates for retail in 2011 in Table 5.1 differ marginally from an earlier set of estimates 
and projections commissioned by the GLA from Experian7.  In particular, the new estimates of 
comparison spend are lower than our projections for this category for 2011 made in the 
previous study, while convenience spending is fairly close to our earlier projections. 

4.9 Figure 8 compares the two sets of estimates and forecasts 

 

Figure 8 – A comparison of current and previous Experian estimates 

 

 

4.10 Some of the discrepancy is due to the different prices basis used in the two studies. The latest 
estimates are on a 2009 price base, while the previous study used a 2003 price base. The new 
estimates also have the advantage of using more up-to-date information from regional accounts 
for total spending. In addition, ONS recently revised consumer spending deflators in Consumer 
Trends which has affected historical growth rates. 

4.11 The projected aggregate growth rates are lower than in the previous study. The period 2006-16 
includes the 2008 recession and the years of feeble recovery that have followed. Household 
incomes have been squeezed by weak wage and asset value growth, with inflation easily 
outpacing any wage gains. Consumer sentiment has been very weak since the onset of 
recession, more so than was anticipated in the earlier study. As a result, the actual outturn for 
household spending has been much more muted than predicted a few years ago.  

                                                      
7 Experian (2009), Comparison Goods Floorspace Need in London, 2006-2031, GLA, February 2009 

Very High Scenario

Convenience 

goods

Comparison 

goods

Total retail 

spending

Accomm. 

spending

Catering 

Spending

Leisure 

spending

Other goods 

& services

Other 

(domestic)* *

Total 

Spending***

2006 1,772 2,578 4,350 276 1,186 473 1,628 7,700 15,614

2011 1,545 2,805 4,351 253 1,086 449 1,415 7,560 15,114

2016 1,620 3,109 4,729 266 1,141 484 1,516 8,129 16,264

2021 1,814 3,598 5,413 293 1,260 575 1,620 9,218 18,378

2026 2,018 4,149 6,167 325 1,396 682 1,745 10,493 20,808

2031 2,267 4,844 7,111 365 1,565 817 1,894 12,069 23,822

2036 2,561 5,680 8,241 409 1,756 975 2,055 13,888 27,324

Annual average growth rates:

2006‐2011 ‐2.7% 1.7% 0.0% ‐1.7% ‐1.7% ‐1.0% ‐2.8% ‐0.4% ‐0.6%

2011‐2021 1.6% 2.5% 2.2% 1.5% 1.5% 2.5% 1.4% 2.0% 2.0%

2011‐2026 1.8% 2.6% 2.4% 1.7% 1.7% 2.8% 1.4% 2.2% 2.2%

2011‐2036 2.0% 2.9% 2.6% 1.9% 1.9% 3.1% 1.5% 2.5% 2.4%

*Includes restaurants & catering, takeaways and onlicence

**Includes actual and imputed rents, utility and medical bills

*** Excludes spending abroad 

Table 6.4:  Estimated and forecast household spending per head by London residents, (£, 2009 prices): Very High Scenario.
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4.12 The projections out until 2036 are generated using Experian’s macroeconomic, regional and 
MOSAIC models and are also weaker than previously anticipated. Household spending is 
derived by sharing out UK nominal expenditure (obtained from National Accounts) using 
regional shares of expenditure reported in the Living Costs and Food Survey by type of 
expenditure. Nominal regional spending is deflated by published UK deflators and then 
aggregated to produce a regional total. The historic estimates are driven forward by our 
macroeconomic forecast variables (chiefly consumer spending, incomes and inflation) using 
assumptions about income and price elasticities. The shares of the individual components of 
consumer spending, not just the levels, will be sensitive to the UK outlook. 

4.13 To produce the UK forecast we use a heavily customised version of the National Institute of 
Social & Economic Research’s (NISER) model called NIGEM to provide our core 
macroeconomic forecast. NIGEM is a general equilibrium model of the UK and World economy 
which forecasts, amongst other things, aggregate output, expenditure, income, employment 
and spending based on the UK National Accounts published by the Office of National Statistics. 
The regional model is solved sequentially. Each variable in the sequence is dependent only on 
variables earlier in the sequence and not variables later in the sequence. The sequence is 
divided into sections. The first is the core, which produces headline total forecasts for each 
region for each variable in the following order: population, hours worked wages, output, 
employment, income and consumer spending. The headline consumer spending is then run 
through Experian’s MOSIAC model which generates spending for COICOPS categories at 
postcode level. It is these forecasts that form the basis of the work for this report. 

4.14 Our latest outlook for the UK’s long-term prospects is significantly weaker than at the time of 
the previous report. Public finances deteriorated sharply during the 2008/09 crisis and fiscal 
stringency will be a feature of economic policy throughout the medium term and maybe beyond. 
There will be no boost as in the past decade from consumer credit. The banking sector will be 
more cautious and households’ appetite for credit will be reduced as they seek to pay down 
debt rather than borrow to spend. Savings are likely to be higher than in the past decade as job 
insecurity continues against a backdrop of high unemployment and weak growth. The need to 
provide for pensions will feature more prominently in household finances. As a result of these 
influences, long-term output and consumer spending growth forecasts have been downgraded 
significantly. 

4.15 All key economic forecasters have downgraded their medium and longer term outlook in light of 
the events in the last few years. In March 2013, the Office for Budgetary responsibility 
downgraded their GDP outlook for 2013 and 2014 from 1.2% and 2% respectively, to 0.6% and 
1.8%. This brings their view more in line with Experian’s house view of 0.8% and 1.6% growth 
in 2013 and 2014, respectively. Their view for 2015 and beyond is still on the optimistic side 
and we expect some downward revisions in the next few years to come. 

4.16 The outlook for consumer spending in London is more favourable than the UK average even 
though it is subdued compared to its historical average. London has always outperformed the 
national average given its strong labour market and robust income growth and a proportionately 
higher share of overseas spending. However, the gap in consumer spending growth between 
London and the UK average is expected to narrow in the forecast period: it will outperform the 
national average by 0.5 percentage points in the long term compared to the pre-recession gap 
of about 1 percentage point. 

Sub-regional estimates 

4.17 One of the requirements of this study is to produce estimates and projections of spending at a 
borough and sub-region level as well as at the London level. In addition, estimates and 
forecasts at postal sector level are needed to feed into our gravity model of spend by 
destination (that is, by town/ retail centre) rather than residence. 

4.18 There is no official detail for consumer spending below regional level. Our estimates and 
forecast for spending by boroughs and postal-codes is based on several sources: 
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 ONS Regional Income Accounts for NUTS2 and NUTS3; 

 Experian’s Local Forecasting Model; 

 Experian’s Mosaic socio-demographic segmentation and forecast model (MOSAIC 
Economics); 

4.19 The Regional Income Accounts are used to estimate total spending at a local level which is 
constrained to regional spending. This is then split to the COICOP level using the estimates of 
expenditure for each Mosaic segment from Mosaic Economics. The local data is then 
disaggregated to the postal sector again using Mosaic Economics. 

4.20 Mosaic segments each household into one of 67 types based on a variety of data sources. 
Spending estimates are then derived by coding the Living Costs and Food Survey by Mosaic 
type. Forecasts are then made at the national level for each Mosaic type. Mosaic type has been 
found to be a good discriminator between spending patterns and, hence, the Mosaic makeup of 
an area (postal sectors in this case) can be used to infer local spending levels. The relativities 
between different Mosaic types are used at the local and postal sector level to produce 
disaggregated estimates.  

4.21 Figure 9 shows how comparison spend levels vary between Mosaic groups (Mosaic groups are 
a 10-way aggregation of Mosaic types and are used here for exposition), while Figure 10 shows 
average household weekly spend on comparison goods by borough.  

Figure 9 – Comparison spend by Mosaic Group 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

4.22 Figure 10 shows that the boroughs with the highest-spending households tend to be the central 
and outer London boroughs on the western and southern edges, with Camden and 
Westminster amongst the higher spenders in the boroughs. At the other extreme, eastern 
boroughs tend to have the lowest spend per household. 
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Figure 10 – Average weekly household spend on comparison goods in London (2011)  

 

 

 

 

 

 

 

 

 

 

 

Small area forecasts 

4.23 The small area estimates are projected into the future using three sets of assumptions: 

 Relative household spend by Mosaic type remains constant in the future. 

 Relative household size by postal sector remains constant in the future. 

 Population, by ward, are taken from GLA 2012 Round projections, and increased in line with 
revised borough level population projections also produced by the GLA. 

4.24 This means that the small area (postal sector) projections are driven by the GLA’s ward-level 
projections of population and forecast spends per head at the London level.  

Spend by UK residents from outside of London 

4.25 Non-Londoners as well as Londoners undertake day-to-day shopping trips in London centres 
so we also need small area estimates and projections of spending for non-London postal 
sectors. These have been put together in exactly the same way as the London estimates 
except that we have used ONS population projections (with postal sector shares held constant 
at their 2009 levels) and there is no London constraint on the estimates/projections. Figure 11 
summarises the estimates and projections of comparison goods spend and compares it with 
spending by Londoners. 

 

 Figure 11 – Total spending on comparison goods by residents of the Greater South East 

 

Spending in 2011 

(£m)

Share of Greater 

South East in 2011 

(%)

average growth 

rates 2011‐2036 

(2009 prices)

London 23,017 31.8 3.0%

South East 29,691 41.0 3.1%

East of England 19,695 27.2 3.1%

Greater South East 72,404 100 3.1%
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Spend by tourists 

Tourism spend in London 

4.26 The tourism estimates are based on data from three sources.  

 The International Passenger Survey (IPS) for trips and spending by visitors from overseas 
(ONS).  

 GB Tourism Survey (GBTS) for trips and spending by GB visitors (Visit England).  

 Sub-regional tourism (SRT) estimates for 2008 (ONS) for domestic and overseas trips and 
spending.  

4.27 All of these sources provide estimates of total spend by tourists, but the GBTS has the added 
advantage of providing a breakdown of the total. We have defined domestic tourist spend on 
comparison goods as being equal to 90 per cent of spending on clothes and on other shopping 
(with domestic tourist spend on convenience goods accounting for the other 10 per cent). There 
is no information on the breakdown of shopping other than that between clothes shopping and 
the rest, so the 90 per cent figure is a working assumption. 

4.28 The IPS only provides information on total spend. We have assumed that the proportion of this 
spent on retail goods is the same as for domestic tourists (average of 2000-2011), which is 20 
per cent. We have again assumed a 90:10 split between comparison and convenience goods. 

4.29 The SRT data provided a useful reference for cross-checking the estimates in the other 
sources. 

4.30 The forecasts continue to be produced by combining a forecast of visitor nights with forecasts 
of spend per night stayed. In line with GLA planning assumptions, the long-run forecasts for the 
number of visitor nights are consistent with the trends from two GLA commissioned studies 
undertaken by Grant Thornton in 2006 and 2010. 

4.31 There are no data on spending by RoSE residents on trips to London involving overnight stays, 
so this has not been factored into the tourism spending figures. 

4.32 The forecasts for tourism spending are constructed by combining forecasts for total visitor 
nights and average spending per visitor night using the formula: 

Total tourism spending = average spending per visitor night x total visitor nights 

4.33 The projection for total visitor nights is taken from the GLA’s 2013 Hotel Demand Study. An 
estimate of average spend per visitor night for overseas tourists in 2011 was constructed using 
the historic data for total overseas visitor nights and consumer spending by overseas tourists. 
The same approach was used to estimate average spend per visitor night for domestic tourists 
in 2011. Average spend per visitor night by overseas tourists is assumed to grow in line with an 
estimate of global consumer spending per person. This measure of global consumer spending 
per person is sourced from Experian’s Global Futures Forecasting Service and is based upon 
an aggregation of forecasts for 47 countries including Europe, US, BRICS and Japan. Average 
spend per visitor night by domestic tourists is assumed to increase in line with UK resident’s 
spend per person over the forecast period. These consumer spending per person forecasts are 
taken from the April 2013 vintage of Experian’s UK Economics Forecasting Service 

.  
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Figure 11 – Spending on comparison goods by overseas and domestic tourists 

 

 

 

 

 

 

 

 

 

 

Out of region tourism spend 

4.34 As well as taking account of the demand created by tourist spending in London retail outlets, 
we need to make an allowance for the spending by the residents of London, and other parts of 
the UK, on tourist trips (involving a stay of at least one night) within the UK. (Spending abroad 
has already been deducted). Spending made on holiday is not available to be spent as part of 
day-to-day spending in London. A deduction needs to be made from spending by non-London 
residents as well as London residents. This is because the spending by the residents of, for 
example, Cambridge, on tourist trips to London will have already been picked up in our 
allowance for tourist spend in London and should not, therefore, be included in our shopper 
flow allocations. Equally, spending made on trips by Cambridge residents to other regions is not 
available for day-to-day shopping. 

4.35 In principle, it is possible to obtain residence-based domestic tourist spending from the GBTS. 
In practice, we have been unable to find a source within Visit England (which jointly sponsors 
the GBTS with Visit Scotland and Visit Wales.) who is able to provide this. Consequently, we 
have had to rely on estimates inferred from place-of-spending estimates. 
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Figure 12 – Visits and spend by tourists in London 

 

Overseas Domestic Total Overseas Domestic Total

2011 91 27 119 2,031 565 2,597

2016 100 29 129 2,489 630 3,120

2021 110 31 141 3,119 732 3,851

2026 121 33 154 3,930 853 4,782

2031 133 35 168 4,955 995 5,949

2036 146 37 184 6,248 1,160 7,408

Average  annual percentage  change.

2011‐16 1.9% 1.3% 1.8% 4.2% 2.2% 3.7%

2016‐21 1.9% 1.3% 1.8% 4.6% 3.0% 4.3%

2021‐26 1.9% 1.3% 1.8% 4.7% 3.1% 4.4%

2026‐31 1.9% 1.3% 1.8% 4.7% 3.1% 4.5%

2031‐36 1.9% 1.3% 1.8% 4.7% 3.1% 4.5%

* Staying at least one  night.

Source: International Passenger Survey, Experian  Projections, GLA.

Total spend on comparison goods

(2009 prices  £m)

Visitor nights, millions

 

 

4.36 In both 2010 and 2011, domestic tourist spending on comparison goods accounted for 2.7 per 
cent of total UK spending on comparison goods8. However, as London is one of the UK’s major 
domestic tourist destinations and as Londoners are less likely to undertake tourist trips away 
from London involving overnight stays, we have assumed that the share of Londoners’ 
comparison goods spend that takes place on domestic tourist trips is rather less than the UK 
average – at 2.0 per cent9. This implies that the equivalent figure for the rest of the UK is 2.8 
per cent. 

4.37 The 2.0 per cent figure for Londoners, and 2.8 per cent for residents of the rest of the UK, is 
deducted from estimated comparison goods spend, after allowing for spending on special forms 
of trading to give available day-to-day spend by residents. 

Commuter spend 

4.38 Estimates of commuting into and out of London and RoSE local authorities were derived from 
two sources: 

 ONS Estimates of inflow and outflow proportions at the Local Authority level 

 ONS Estimates of Resident and Workplace based Employment at the Local Authority level. 

4.39 Both sources are derived from the Annual Population Survey (APS). The most recent published 
estimates of inflow and outflow at the Local Authority level is from 2008. The most recent 
estimates of Local Authority employment are from September 2012.The proportions were used 
to turn the Resident and Workplace stocks into flows. These flows were then re-expressed as 
proportions of the population in order to project forward inflows and outflows.  

4.40 In the absence of any official estimates to inform us of exactly how much commuters spend 
near the workplace, we have followed other studies in assuming that 10 percent of spending 
takes place near their place of work. In particular, we have used the previous study of which 
this current report is an update. This is to ensure consistency between the two and not to distort 

                                                      
8 Based on our estimates of UK comparison goods spend, after deducting an allowance for special forms of trading, 
and UKTS data on spend on shopping and assuming that 90 per cent of shopping spend is on comparison goods 
and 10 per cent on convenience. 
9 Londoners are also more likely to spend money on overseas tourist trips and this may also depress the share of 
comparison spend going on domestic trips relative to the UK average. 
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the impact of other model drivers. This amount is deducted from spending before it is allocated 
using the gravity model and allocated separately to town centres in central London (see 
Chapter 6).  

Special forms of trading 

4.41 An increasing volume of spending does not go through traditional retail outlets but instead goes 
through other channels -special forms of trading (SFT) - notably the internet. Also included in 
SFT are markets and market stalls, door-to-door sales, telephone sales and mail order. The 
strong increase in online shopping in the past decade has lifted the share of SFT to a level 
where it now accounts for over a tenth of total retail sales. This needs to be deducted from total 
spending in order to get an accurate view of retail demand from traditional bricks-and-mortar 
sources.  

4.42 The key driver of SFT is e-tailing; whose market share is following the classic S-curve profile of 
a slow start, rapid take-off and an eventual plateau. The slow start saw e-tailing rise to a 3% 
share of total retail sales in March 2007 from its inception in the early years of this century.  The 
rise since then has been dramatic, with Office for National Statistics (ONS) data showing a 
6.5% share in mid-2010 rising to 10.7% at the end of 2012.The problem with the S-curve as a 
model for projecting future market share is that we have no real way of knowing where exactly 
we are on the curve (e.g., is there more rapid growth to come or are we getting close the 
levelling off of e-tailing's share?).  But rapidly changing technology, the enthusiastic response of 
consumers to new ways of buying retail goods and the response of traditional retailers to meet 
this response suggests that the maturing of the internet market (the point at which it grows 
more or less  in line with total retail sales) is still years away.     

4.43 Our estimates in the following table of retailing spending by UK households were last run in 
October 2012. They are derived from the ONS’ publication Consumer Trends (June 2012 
issue), from which we used the chained volume measure which shows expenditure at 2009 
prices.  

4.44 For SFT our estimates are based on ONS data for on-line transaction including sales by 
supermarkets, department stores and catalogue companies. The ONS figure of internet sales 
plus their estimate of mail order and market/stalls sales is therefore a comprehensive estimate 
of SFT in retailing. Services are excluded as businesses are asked to separate out non-goods 
elements of their sales. 
 
Figure 13 – Estimated and projected market share of Special Forms of Trading (SFT)  
 
 
 
 
 
*
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For comparison goods, we exclude from the deduction from total sales 25% of SFT sales to provide our 
best estimate of growth of required floorspace; and for convenience goods 70% of sales are excluded to 
reflect the proportion of convenience sales that is effected through stores. 
 

4.45 Projections by convenience/comparison have been produced in two stages.  Stage 1 produced 
a first cut projection by splicing on the forecast growth rates for all convenience and comparison 
spend.  Stage 2 constrains these estimates to the projected total for all retail goods derived 
above. The results are shown in Figure 7. 

Volumes at 2009 prices

Growth in 

retailing %

Growth in SFT 

%

2006 6.2 14.2

2011 ‐0.1 7.9

Forecast High Central Low High Central Low

2016 2.9 9.7 20.7 19.4 17.9 15.6 14.5 13.4

2021 3.0 6.0 27.5 21.0 18.1 22.0 16.8 14.5

2026 2.9 3.5 28.8 21.0 18.0 23.0 16.8 14.4

2031 2.9 3.0 28.3 20.6 18.1 24.0 17.5 15.4

2036 2.9 3.0 27.7 20.2 18.2 23.6 17.2 15.5

SFT retailing market share of comparison 

goods (%) Adjusted for SFT sales from stores (%)

11.9

5.9

8.9

7.9
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4.46 We have undertaken sensitivity testing of SFT. The central (base) assumption was that the 
share of comparison goods SFT would plateau at 21% by 2021/26. However, given the rapid 
growth of SFT, it is not unreasonable to test a ‘high’ case of a 28% share. 

4.47 For example. Experian’s Hitwise data shows that the online grocery sector is currently growing 
at 55% year on year in terms of UK Internet visits (March 2012-2013) which is one of the fastest 
growing areas of online retail. This compares to an overall growth in online shopping of 33% 
year-on-year in retail visits. Since the adoption of online groceries compared to other retail 
categories, such as apparel or electronics, has been much slower, it is not surprising that 
grocery is growing now faster than other retail categories which had their growth spurt 2-3 
years ago. The test will be whether online growth in grocery visits can be sustained and can 
become as commonplace in everyday shopping as visiting Amazon for books or DVDs. The 
assumption that it is would underpin the faster growth we have assumed in the ‘high’ scenario. 

4.48 For completeness, we have also included a ‘low’ case of a share of 18% which assumes that 
SFT’s potential is being overestimated in base case. The assumptions are presented in Figure 
15. 
 
Figure 14 – Estimated and projected market share of non-store retail sales: Special 
Forms of Trading (SFT) 
 

 

  

 

 

 

 

 

 

Small Area Estimates of non-store retail sales (SFT) 

4.49 There are no official estimates of non-store retail sales below the UK level. We have used 
Mosaic to infer local spending on SFT. Expenditure on comparison goods via SFT are derived 
by coding a Target Group Index (TGI) survey on the purchases of comparison and convenience 
goods over the Internet all split by Mosaic type. The estimates are then constrained to the 
London-level estimates described above. 

Business spend 

4.50 Business spending has been excluded due to lack of reliable data. Expenditure by business is 
intermediate consumption. There is no sub-national data available on intermediate 
consumption. Further, even if an assumption was made as to the applicability of national 
intermediate consumption data to the regional data, there is no data available to separate retail 
and wholesale expenditure. Further, there is also no information available to identify whether 
retail expenditure is carried out in local retail outlets (e.g. Staples or Office World) or through 
specialist businesses that have a more national scope. Typically, these specialist businesses 
will not use traditional retail space but will instead be located in business parks etc. The exact 
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mix will depend on the size of the business carrying out the spend; what they are purchasing; 
and various commercial considerations. Although there is data on some of these factors, there 
is no data available on how it would impact business expenditure. 

Alternative scenarios 

4.51 The short to medium term prospects for the UK economy are fraught with uncertainty. Indeed, 
the baseline forecasts for regional consumer spending that underpin the small area expenditure 
forecasts are subject to both upside and downside risks that may affect key results. As such, it 
is useful to construct an alternative scenario to define a second trajectory for outcome 
possibilities. 

4.52 While there are quite a few risks to the medium term outlook, (the Euro zone crisis, tighter 
regulation of the financial sector and a deep and prolonged austerity programme are all threats 
that could eventually have a deeper impact on the medium term prospects than is currently 
anticipated), there are also upside risks that need to be considered as well. These would have 
implications for overall spending growth in London and, by association, in demand for retail 
space. Global growth, in particular, is fairly muted under baseline assumptions and it is possible 
that the recovery, when it comes, could be significantly faster than anticipated. In particular, 
when investment picks up in the US and China, we could see global growth and trade boom 
faster than currently anticipated. Given London’s role as a prominent global and financial 
centre, we would expect incomes in the capital to grow faster than in the current baseline. 

4.53 We have modelled this impact by shaving 1½ percentage points off the long-term saving ratio in 
the UK. Using shares derived from existing relationships, we derive the potential impact of this 
UK-wide assumption on the three key regions and their constituent local areas. We then re-run 
the entire process on the new consumer expenditure forecasts obtained to derive implications 
for retail spending on comparison and convenience goods for small areas in Greater London. 
Importantly, the proportion of spending on different categories did not vary between the 
scenarios. This formed the basis of a High scenario. We reversed the assumptions (i.e. 
assumed a 1½% rise in the savings ratio) under a Low scenario for completion.  

4.54 Finally, we ran a Very High scenario using the assumption that long-term retail spending on 
comparison goods broadly matched what was forecast in the previous (2009) report. That is to 
say that long-term average annual growth in spending on comparison goods in London was 
about 3.7% in the long term, rather than the 3% per annum seen in the baseline scenario. 

4.55 The key scenario results are summarised in the table below. 

Figure 15 – Headline scenario results for total spend by Greater London residents 



Consumer Expenditure and Comparison Goods Floorspace Need in London 

 

© 2013 Experian Ltd – Confidential 32
 

 

 

 

 

 

(2009 prices £m) 2006 2011 2016 2021 2026 2031 2036

Base Convenience 13,648 12,680 13,587 15,467 17,387 19,497 21,938

Comparison 19,858 23,017 26,067 30,671 35,752 41,657 48,664

Total retail spend 33,506 35,697 39,654 46,139 53,139 61,153 70,603

Low Convenience 13,648 12,680 13,416 15,369 17,281 19,378 21,806

Comparison 19,858 23,017 25,740 30,477 35,534 41,405 48,371

Total retail spend 33,506 35,697 39,157 45,847 52,814 60,783 70,177

High Convenience 13,648 12,680 13,705 15,614 17,555 19,688 22,155

Comparison 19,858 23,017 26,294 30,962 36,098 42,065 49,145

Total retail spend 33,506 35,697 39,999 46,577 53,653 61,753 71,300

Very High Convenience 13,648 12,680 14,089 16,513 19,011 21,893 25,334

Comparison 19,858 23,017 27,031 32,745 39,092 46,778 56,198

Total retail spend 33,506 35,697 41,120 49,258 58,104 68,671 81,532
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5 Comparison goods floorspace need – baseline 
Current (2011) comparison floorspace provision 

5.1 The first stage of the project comprised building consumer expenditure estimates and then to 
update the GLA’s 2009 borough-level comparison goods expenditure forecasts into floorspace 
need estimates and distributing this growth among existing centres in line with evidence from 
shopper surveys. It provides a base scenario (that is, assuming no new developments 2011-
2036) showing comparison goods floorspace need associated with approximately 300+ existing 
centres as they are at present. These centres are the 217 International, Metropolitan, Major and 
District town centres identified in the London Plan and includes the main retail frontages within 
the Central Activities Zone (CAZ), selected Neighbourhood and More Local centres, out-of-
centre retail locations and centres which lie outside London but absorb London residents’ 
expenditure. 

Goad 

5.2 The Goad database is the basis of the floorspace provision analysis in this project. Accurately 
quantifying existing floorspace provision underpins the whole modelling process and allows 
future assumptions to be made about an individual centre’s attractiveness. 

5.3 Experian owns Goad, a unique source of town centre and retail park data. The Goad database 
comprises floor plans of over 2,000 town centres and 1,500 retail parks across the country, 
which are updated annually by a team of professional surveyors. These plans are available in 
either paper or electronic format. Goad's floorspace figures are based on Ordnance Survey 
gross surface area calculations rather than net trading areas. The Goad retail database 
represents a snapshot of the retail centre at the time of the survey and Experian accepts that 
centres may have changed in the months since the last annual survey. 

5.4 The appendix includes further details of the contents of the Goad database and survey dates 
for the retail centres covered by the report. 

Choice of retail destinations included in the project 

5.5 While the project is primarily concerned with the 217 International, Metropolitan, Major and 
District centres and CAZ frontages identified in the London Plan, the list has been extended to 
take account of the flow of comparison goods expenditure to other retail destinations: 

 Neighbourhood and More Local centres. 

 Out-of-centre retail locations. 

 Centres which lie outside London but absorb London residents’ expenditure. 

 Central Activities Zone (CAZ Frontages) 
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Figure 16 – Centres included in study (showing only those within Greater London) 

 

 

 

5.6 The extended list of 385 centres, together with a more detailed explanation of the generation of 
this list, is included within the appendix. Goad covers 90 per cent of the International, 
Metropolitan, Major and District centres in London, as well as destinations out-of-town, outside 
London and some neighbourhood centres. Where there is no coverage (the remaining 10 per 
cent and also a number of Neighbourhood and More Local Centres), substitute data has been 
assembled based on Experian's database of neighbourhood centres. In some cases 
manipulation of individual Goad centre boundaries, in conjunction with the GLA, was required to 
match this as closely as possible to London Plan centres: for example, the West End, Fulham 
Road and Chelsea. GOAD also covers the Central Activities Zone (CAZ Frontages). 

5.7 The neighbourhood database was created by clustering groups of retail outlets based on 
source data from Experian’s ShopPoint Database. This is the largest single business data 
source in the country, bringing together data from various sources including Companies House 
,Thomson  and Yell Directories. Experian's Shop*Point data gives a unique insight into the 
distribution of retail activity in the UK and Ireland. Shop*Point covers over 800,000 retail 
locations, along with motor, leisure and vacant outlet records and is one of the most 
comprehensive sources of retail information on who is located where. 

5.8 The appendix identifies the data sources for individual centres and summarises the method 
used to assemble substitute data. The appendix also includes GOAD plans of the International, 
Metropolitan and Major centres. 

Health check survey 

5.9 Experian has provided summaries of the source retail location floorspace and counts from 
Stage 2A to contribute to the GLA's health check survey of town centres at borough level, as 
well as Goad plans data for all Major, Metropolitan and International centres. The use of a 
single dataset to generate all floorspace figures ensures consistency between boroughs in the 
measures of floorspace used.  
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5.10 These summaries include outlet counts and floorspace estimates for each centre from the list of 
300+ within Greater London, summarised for the following categories: 

 Total retail, total service, and total leisure. 

 Comparison, convenience. 

  Multiples, independents. 

 Shopping centres. 

 Department stores. 

 Banks. 

 Vacant retail. 

 Commercial Delphi (the risk of failure by business) 

5.11 The date of the Goad survey is provided for each centre. Furthermore, upper floors (in 
department stores, shopping centres etc.) have been included by adding 70 per cent of the 
ground floorspace for each additional floor. This generates a realistic estimate of the total retail 
floorspace within a building, in order to exclude offices, storage etc. that are typically found on 
upper or basement floors. These additional floors are excluded from base Goad data. Extreme 
examples (largest department stores) have been adjusted to actual amounts where known. 

Modelling future turnover estimates 

5.12 Catchment areas based on surveys are useful but static. The future scenarios Stage 2B 
requires a dynamic method of modelling future changes. In order to ensure consistency 
between results from the two Stages, a model capable of running the 'what if' scenarios of 
Stage 2B was created at this earlier Stage. This eliminated the possibility of anomalous results 
in Stage 2B caused by the cumulative differences between modelled and actual data. 

Attractiveness scores 

5.13 In addition to monitoring retailer presence and relative floorspace, the Goad database enables 
a rating of the underlying quality of retail floorspace in a centre – that is, the strength of the 
centre as a retail destination. This forms the basis of Experian’s Retail Centre Ranking, 
produced annually in collaboration with the British Council of Shopping Centres (BCSC). It 
assesses the vitality of retail centres by combining a number of factors taken from the Experian 
Goad retail database: 

 Count of multiple retailer outlets (multiple retailers are defined as having a store network of 
nine or more outlets).  

 Count of comparison retailer outlets (comparison retailers are defined by Goad’s usage 
classification).  

 Floorspace of multiple retailer outlets.  

 Floorspace of vacant outlets. 

  Number of service and miscellaneous outlets (such as churches, offices etc.). 

 Floorspace of retail outlets (retail as opposed to non-retail and retail service).  

 Count of key retail attractors (selected by Experian to represent popular and successful 
retail fascia). 

5.14 These are combined to generate a ‘vitality score’ for each centre, which is then ranked. The 
ranking of each centre is a relative measure – it is a function of its own and other centres’ 
vitality scores. The factors and the weightings were selected using experience of building both 
sales performance models for retailers and planning models for shopping centre owners, 
developers and investors. 
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5.15 The seven variables are weighted appropriately to derive an overall vitality score for each 
centre, upon which they are ranked. Unfavourable variables (floorspace of vacant outlets and 
number of service and miscellaneous outlets) carry negative weightings as these both reduce 
the retail offer, even though the latter may on other assessments be attractive and add vitality. 

5.16 There is a strong relationship between this level of attractiveness and the extent (depth and 
breadth) of the centre’s retail catchment area. The attractiveness scores are used to generate a 
first pass of the model which is then calibrated according to the real-life behaviour of shoppers, 
based on actual customer flows from Experian's shopper surveys. Experian accepts that the 
ranking does not include factors such as provision of car parking, pedestrianisation or 
catchment areas, and that there are other valid methods of assessing the vitality of retail 
centres. While the model is calibrated to match actual flows, the limitation in excluding factors 
such as car parking is that if they change in a specific centre, the model will not be able to 
assess resultant changes to this centre's catchments and expenditure flows. 

 Gravity modelling – general 

5.17 Attractiveness scores are used to model consumers’ actual shopping patterns. Expenditure 
from each area can be apportioned out to retail centres using the scores, in a process known 
as a gravity model. The assumption is that an individual's expected level of expenditure at a 
given centre is proportional to the attractiveness of that centre and inversely proportional to a 
measure of distance to that centre, cf. weight and distance in the laws of gravity. 

5.18 The aim is to produce a tool that mimics the shopping patterns seen from real customer flow 
data. Sources of such data include retailer loyalty cards, credit cards or, in this case, Experian's 
4.8 million shopper surveys. This process of refining the model to assumed shopping patterns, 
known as model calibration, consists of continually adjusting factors that determine how the 
apportionment works. These factors include: 

 People's likelihood to travel relative to their travel time to the retail centres (decay).  

 People's likelihood to travel relative to different centres' attractiveness scores.  

 People's likelihood to travel relative to different types of centre (in-town, out-of-town retail 
parks, out-of-town shopping malls, neighbourhood centres).  

 Unique behaviour for the most dominant centres (International and Metropolitan) that defy 
attempts to model catchments using attractiveness scores generated in the same way as 
smaller centres 

5.19 For example, two retail destinations may generate a similar level of comparison expenditure. 
However, the size of their catchment areas and the penetration of individuals' spend varies 
significantly depending on the types of centre. 
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Figure 17 – The gravity modelling process 

 

 

 

5.20 Gravity models take account of competing centres in a way not possible with drivetime radii or 
regression models alone. By apportioning out a fixed level of expenditure, the resulting sales 
densities can show whether an area is over-shopped or under-shopped relative to the rest of 
London. 

5.21 The raw output of a gravity model is a list of shopper flows, showing the distribution of 
expenditure by centre for individuals in a given area. It does not attempt to estimate the 
purpose or frequency of individuals' shopping trips. 

5.22 By way of illustration, the following chart is an example of expenditure flows from a postal 
sector DA7 4.  
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Figure 18 – Shopper flows 

 

 

 

5.23 This provides an insight into Bexleyheath’s’ strength as a retail centre, coupled with quantifiable 
analysis of which centres it is competing with. It shows that it retains 23 per cent of trade within 
this postal sector, with significant leakage to the Bluewater (15 per cent) and Lakeside (8 per 
cent). It also highlights the far-reaching effect the major retail centres have, even though they 
may be some distance away (in this case, London West End). 

5.24 The equation used to generate the flows from each geographic brick (for example, postal 
sector) to each retail centre is: 

Flow= constant x attractiveness x e – decay x distance 

 where: attractiveness and decay are functions of the centre's retail composition and type 

 distance represents travel time from the brick to the retail centre 

 constant for each brick is calculated such that 

5.25 By fixing the model factors but adjusting the shopping destination attractiveness scores and/or 
levels of expenditure, such models produce answers to the 'what if' scenarios as required for 
Stage 2B of this project. 

Gravity modelling – GLA specifics 

5.26 A postal sector is the area represented by the initial letters and numbers of a postcode: for 
example, SW20 9 or DA 7 4. The average population of a postal sector in London is 6,500 – a 
similar size to a ward. The map below shows an example set of postal sector boundaries 
around Bexleyheath. 

1
brick

flow
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Figure 19 – Postal sector boundaries around Bexleyheath 

 

 

 

5.27 Using the methodology outlined above, expenditure modelled down to postal sector-level has 
been apportioned out to the 300+ centres within Greater London as well as those key centres 
outside. The flows have been calibrated according to Experian's 4.8 million customer surveys. 
The model has been run for each year from 2011 to 2036 based on several variations of future 
retail provision but using the same set of model factors in each run. 

5.28 Factors in the model were initially based on Experian's standard gravity model product for 
Great Britain. This has been refined since 2009 to reflect and predict changing shopping 
patterns for comparison goods. The GLA's complete list of 300+ centres within Greater London 
was merged into this and the model factors (the attractiveness, decay and distance measures) 
recalibrated using the observed catchments and flows from the latest set of shopper surveys. 

5.29 The measurement of travel distance uses drivetime estimates as a basis. However, since the 
customer flow data from the surveys is multi-modal these drivetimes will effectively be weighted 
up or down to reflect actual catchment patterns in London. Building upon the methodology of 
the 2009 study we have incorporated a travel time matrix into the gravity modelling process 
which not only accounts for road users but also those consumers who typically use London’s 
public transportation network (rail, tube, DLR etc.). 

5.30 Experian constructs travel time datasets using the locations of stations and stops from the 
government NAPTAN (National Public Transport Access Nodes) dataset and the timetabled 
times between stops from the NPTDR (National Public Transport Data Repository).  This 
provides the timetabled travel times for each journey for a representative period each year. 
Experian then generalises this to provide an average travel time between nodes (stations or 
stops) and stores the times in an Experian link and node database. This covers Tube and rail. 
Bus travel times are assumed to be similar to travel times by car. 
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5.31 To generate the travel times by each mode of travel the Experian software takes the location of 
the population weighted centroid of each postal sector and joins the network at the nearest 4 
points on the network and then traverses the network until it finds the nearest node to the 
destination centroid. The shortest path with the minimised travel time is then calculated from 
the set of all possible routes. Figure 20 provides an example of the travel time matrix around 
Stratford in East LondonWembley. 

 

Figure 20 – Public transport travel time matrix around Wembley 

 

 

 

5.32 A database of shopper flow patterns consists of a list of geographic bricks (in this case, postal 
sectors) and a likelihood to travel to each of the competing shopping centres from that brick. 
For a given retail centre, the catchment area is usually represented by selecting those 
geographic bricks whose population is most likely to shop at that centre. For the purposes of 
this project a '50 per cent catchment' refers to the area comprising the set of postal sectors 
whose flows to a given centre are greatest, such that that area represents 50 per cent of the 
total shoppers at that centre. Catchments are shown for illustrative purposes only – shopper 
flows come from outside as well as inside catchment areas and a change in relative 
attractiveness will affect centre spend by altering penetrations both within and outside of 
catchments. 

5.33 The following definitions are used for catchment maps: 

 Primary, 50 per cent of total shoppers. 

 Secondary, 75 per cent of total shoppers. 

 Tertiary, 90 per cent of total shoppers. 

5.34 An example catchment area map for Croydon is depicted in Figure 21. The primary catchment 
area for Croydon extends to include Purley to the south and north to Thornton Heath. The 
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Secondary or outer catchment includes Carshalton, Norbury and West Wickham. Together the 
Primary and Secondary catchments account for the area from which 75% of spend can be 
expected to come. 

5.35 For each scenario that is run, catchments for key centres have been produced that show the 
changing areas from which people travel to shop. These are mapped in a separate appendix 
(inclusive of catchments for the International, Metropolitan and Major centres). 
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Figure21 – Croydon catchment (Where Britain Shops) 

 

 

 

Incorporating tourist and commuter spend 

5.36 Two additional layers of expenditure, excluded from the base estimates, are added separately 
at centre level to create total estimates in the model: 

Tourism 

5.37 The estimate of total tourism spend across London has been divided up among the list of 
centres according to the level of tourist-type activities adjacent to each centre. Those centres 
that have a number of tourist attractions nearby are assumed to benefit from incremental 
tourism sales. In addition, those centres that have a high number of tourist visitors (due to 
available hotel accommodation) are also assumed to benefit from additional sales of 
comparison goods. The splits have been adjusted according to commercial knowledge about 
the level of tourism in specific centres where available. 

Commuter expenditure 

5.38 The total estimate of commuter expenditure in London, removed from the base expenditure 
estimates, has been divided up among the retail centres within these boroughs. This exercise 
factors the volume of daytime population against the level of comparison goods shops 
belonging to the centre and apportions the expenditure according to the resulting weights. 
Commuter spend can be applied to any area within Greater London that has a significant 
daytime population, such as The City, Canary Wharf and Victoria Street. 

5.39 Figure 22 breaks down the contribution of residents, commuters and tourists to comparison 
goods expenditure within Greater London and its constituent boroughs in 2011. Approximately 
82% of comparison goods expenditure within London is from resident based spend, 9.5% of the 
total is derived from commuters and the remaining 8.6% is from tourists. 
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Figure 22 – Breakdown of spend by centre between residential, tourism and commuter 

 

 

5.40 Figure 22 summarises comparison goods expenditure by borough in 2011, broken down by the 
relative contribution of residents, commuters and tourists. 

Turnover estimates – base scenario 

Assumptions used to create turnover estimates 

5.41 This exercise should be seen as complementary to individual impact assessments already 
being undertaken for some of the proposals. Because it applies a London wide approach and is 
concerned with the cumulative impact of all the proposals, there are inevitably instances where 
expenditure estimates and impacts at smaller centres differ significantly from studies that have 
employed a bottom-up approach. Additionally, the retail developments in the scenarios in Stage 
2B are assumed to take place instantaneously at a particular year rather than phased in over 
months or years, and the impacts to be immediate rather than assuming a maturity curve. 

5.42 The following table (Figure 23) summarise expenditure on comparison goods for 2011 for the 
top 20 centres and identifies how this spend is composed of tourist, commuter and residential 
components061. Modelled comparison goods expenditure by centre (2011) 

5.435.42  
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Figure 23: Top 20 retail centres in Greater London by base spend (2011) Original 

 

 

Boroughs by base spend (2011) Original 
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5.445.43 The West End attracts the highest proportion of comparison goods expenditure given 
its retail mix and sheer critical mass. Other leading centres include, Westfield London, 
Kingston, Stratford and Brent Cross.  

Key findings  

5.455.44 Retail floorspace requirements 

If the economy grows in the way expected by the earlier spend projections of this study and no 
changes are made to the existing supply of retail Floorspace in London then the most likely 
base spend  assumption results in a need for an extra 942,000 sq. m of floorspace by 2036 
(Net). If we discount the existing levels of vacancy then this would show a need for 2.2 million 
extra sq. m (gross). Figure 24 below shows the sensitivity of retail floorspace need to assumed 
levels of improvement in retail floor space efficiency over time. (at a 1.9% assumed 
improvement in floor space efficiency per annum). 

Gross floor space requirement is the amount of additional floor space that would be needed to 
satisfy the estimated retail spend at an assumed rate of efficiency and rate of efficiency change 
over time. Gross assumes that existing vacant space is not filled before making this estimate, 
by contrast Net Floor space requirement assumes that all existing vacant floor space is used up 
before this estimate is made. 
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Figure 24 – Retail floorspace requirements 2036 assuming no change to existing supply 

 

 

 

5.45      Although this show s a clear need for additional retail space the pattern varies 
considerably by location. When we examine floorspace need at a sub-regional level we 
can see that the central sub region and west show a need for extra space and the 
south east will actually have too much space by 2036 (Figure 25).  

             As can be seen in Figure 26 at the borough level more detail emerges with a need for 
additional space in the central boroughs and in Hillingdon round Heathrow and in 
Kingston upon Thames.  
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Figure 25 – Sub-regional balance of retail space requirement 2036 assuming no supply 
changes 

 

 

 

Figure 26 – Borough level balance of retail space requirement 2036 assuming no supply 
changes  
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6 Comparison goods floorspace need – pipeline  
Pipeline 

6.1 The key processes are: 

 Develop an understanding of the nature, scale and timing of proposed developments. 

 Incorporate this knowledge into the project model. 

 Revisit the expenditure figures. 

 Realign the floorspace needs base analysis. 

Analysis of pipeline developments 

6.2 The scale and timelines for the major retail developments and redevelopments that are 
proposed for London over the coming years have been assessed by the GLA and consultants 
and evaluated by the boroughs in terms of accuracy. The information has been gathered from 
the public domain, directly from the boroughs, and estimated/modelled in developments for 
which actual data is not forthcoming. Using the model, Experian then estimated the extent to 
which the new developments will affect consumer patterns and expenditure flows throughout 
London. Understanding the nature and scale of these developments will help formulate a 
picture of how London’s retailing landscape will evolve over the next decade and beyond. 

6.3 The following major retail developments are started (under construction), either committed, 
approved or proposed to commence in the short to medium term.  In addition, the major 
proposed extensions to Lakeside and Bluewater shopping centres were included in the 
Pipeline. 

Figure 27 sets out the Net additional retail floor space (A1) that each development will add and 
when it is due to happen. 

Figure 27 – List of proposed major retail developments in London (5,000 sq. m or above) 
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6.4 A full breakdown of all pipeline developments included within the modelling process can be 
found within the appendices. Each of the pipeline developments included have been sent 
through to the boroughs for verification. 

6.5 It should be noted that pipeline developments can increase the Retail Comparison goods (A1 
Floorspace) but schemes can also reduce the existing A1 comparison goods retail floor space 
where the use is to be changed or existing buildings are to be demolished. The model applies 
these increases and in some cases decreases to the comparison goods floorspace and adjusts 
the attractiveness score of each shopping centre or high street that is impacted. (see paragraph 
5.13) 

6.6 The 'wish list' of information sent to each London borough for each of the developments was: 

 Overall size. 

 Expected breakdown of floorspace by retail, leisure etc. 

 Expected breakdown of retail floorspace by comparison, convenience etc. 

 Number of units. 

 Expected start and completion time. 

6.7 This level of detail is not always available. However, this should not detract from the outputs of 
the gravity model. Gaps in information can be in-filled by basing the likely composition of 
shopping developments on suitable benchmark centres. 

Impact studies 

6.8 These studies are essentially the outputs of the gravity modelling exercise. They quantify the 
extent to which the new developments would affect consumer patterns and expenditure flows 
throughout London. This involves running the model produced in Stage 2A with the expanded 
list of possible shopping destinations. 

6.9 The retail footprints of the specified centres are redrawn, by factoring in the new retail 
developments into the model. The attractiveness score of each centre is recalculated based on 
this revised footprint and used to overwrite the original score in the gravity model. 

6.10 The model was used to assess the impact on all centres examined in Stage 2A of the project: 

 Effect on flows. 

 Effect on catchment areas. 

 Effect on expenditure. 

Modelled scenarios 

6.11 The impact studies have been produced in the following ways: 

 Timeline: as a time series looking at each year from 2011-2036. This takes into account the 
timings and gestation periods of the proposed schemes and provides an impact snapshot at 
given points in time. 

6.12 They have been compared to the following base scenario: 

 ‘Baseline’: assumes that there will be no further development in London, but that population, 
workforce and expenditure will grow according to GLA/Experian forecasts. 

6.13 For the purposes of simplicity within the model, the scenarios assume that each development is 
all built out immediately at the start of the year (the ‘commencement of initial phase’) as 
opposed to having a mid-year opening and longer phased implementation. This first year 
matches the expected opening year of the first phase of the centre. The model also assumes 
instant sales maturity. In reality, the developments will take a number of years to build and for 
their turnover to mature, causing short-term fluctuations in actual turnover figures. 
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Turnover estimates (timeline) 

6.14 The following results show snapshot predictions of the expenditure ranking of retail centres in 
Greater London for 5 years at 2036, assuming all major developments listed above and those 
listed in the appendices. In Figure 28 we can see for each centre:-  its name, The amount of 
weighted spend that comes from its catchment in a year (Wspend), how much additional floor 
space will be needed to support this spend beyond the existing. Gross Floorspace does not 
assume that existing vacant space is all filled and Net does make this assumption. Wspend Val 
represents the value of the change between this scenario and the base it has been compared 
with and Wspend Val % the percentage of spend that this change represents.   

 

Figure 28 – Impact on larger centres after Pipeline completed 

 

 

 

The impact of the proposed new developments on the Greater London ranking of existing 
centres can be seen above, which charts the change in relative position over 2011-2036. 

Key findings  

The large pipeline development will promote the ranking of Brent Cross three places, and although the 
additional space near Westfield London does not increase its rank it will attract a larger amount of 
spend. Developments at Greenwich increase the strength of Greenwich shopping park and London 
West End consolidates its strength within London. 

Some of the greatest absolute impacts are shown in Bromley, Ilford and New Maldon. 
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Figure 29 – Sub-regional retail floorspace needs 2036 after pipeline is constructed 

 

 

 

Figure 30 – Borough level retail floorspace needs 2036 after pipeline is constructed 

 

 

 



Consumer Expenditure and Comparison Goods Floorspace Need in London 

 

© 2013 Experian Ltd – Confidential 52
 

 

When the pipeline developments are built and completed a similar pattern emerges to the Baseline no-
change picture with the need for additional space concentrated in the central boroughs Hillingdon and 
Kingston and many boroughs particularly to the south and east not requiring additional space. 

Overall, the construction of the pipeline leaves a smaller requirement for additional retail space in 
London of about 325,000 sq. m. (Net) and 1.55M gross if current vacancy is not considered and some 
boroughs having surplus Floorspace. 

 
Figure 31 – Estimated balance of spend and floorspace supply 2036 for London assuming all 
pipeline developments are built 

 

 

 

6.15 Examination of where the retail flows to each centre comes from (excluding commuter and 
tourism spend) shows the more peripheral boroughs of  Havering, Enfield, Hillingdon, Kingston 
and Sutton pulling a higher percentage of their spend from outside London. 

 

 

6.16 Outside of London both Lakeside and Bluewater have major extensions to their shopping 
centres within the pipeline. The impact of these developments will be expected to increase the 
amount of spend flowing from inside London out to these large and more attractive 
destinations. Details of the flows for Bluewater and lakeside can be seen in Figures 32 and 33 
in the Appendices. 
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7 Comparison goods floorspace need – nodes 1 
Scope of Nodes1 scenario 

7.1 In this scenario we assume that the existing retail provision and all the phased pipeline 
developments are included and in addition the shopping centres at four nodes are boosted in 
attractiveness. Croydon by 25%, Westfield London by 25%, Westfield Stratford by 40% and 
Brent Cross by 40%. The nodes represent the four major focus areas of development within 
London.  The larger assumed growth in size for Stratford and Brent Cross reflect the larger 
availability of development sites. By contrast it is felt that the scale of possible development in 
Croydon and Westfield London are more constrained by the existing built up environment. 

 

Key findings  

7.2 In Figure 34 we can see where the largest changes in rank position of centres are likely to 
occur if the Nodes1 development go ahead. 

 

Figure 34 – Comparison of 2036 base spend pipeline with 4 nodes scenario 

 

 

 

When the strengthening of the 4 centres is compared with London after the pipeline is 
constructed we can see the percentage growth of these centres at the expense of other 
especially nearby centres.  Figure 35 shows the impact of the stronger Westfield London on 
Kensington and Knightsbridge. This will of course be ameliorated by the strong tourism spend 
in these centres. 
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Figure 35 – Centres most impacted by the strengthening of the 4 nodes 

 

 

 

7.3 If the pipeline is constructed and additionally the 4 centres are extended then London will need 
403,000 sq m. of additional net Floorspace by 2036.  The gross requirement would be 
1.63million sq. m.)  

 

Figure 36 – Estimated balance of spend and floorspace supply 2036 for London, 
assuming all pipeline developments are built and 4 nodes 

 

 

 

As with the pipeline scenario, the need for additional space is concentrated in central London 
with boroughs North of the Thames gaining at the expense of the South. 
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Figure 37 – Sub-region 4 nodes net balance 

 

 

 

Figure 38 – Borough 4 nodes net balance 
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8 Comparison goods floorspace need – nodes 2 
Scope of Nodes 2 scenario 

8.1 In this scenario we assume that the existing retail provision and all the phased pipeline 
developments are included and in addition the shopping centres at four nodes are boosted in 
attractiveness. Croydon by 25%, Westfield London by 25%, Westfield Stratford by 40% and 
Brent Cross by 40% as in the Nodes 1 scenario. In addition four more nodes are boosted in 
attractiveness Bromley by 25%, Romford by 25%, Kingston upon Thames by 25% and 
Uxbridge by 40%. It was felt that the existing built environment meant that a larger development 
could be possible in Uxbridge than in the other additional nodes.  

Key findings  

8.2 With the addition of more growth nodes, central London shopping centres start to be impacted 
including London West End. 

 

Figure 39 – Comparison of base spend 2036 4 Nodes scenario with 8 Nodes scenario 

 

 

 

 

 

 

 

 

 

8.3 This scenario shows a net Floorspace requirement of 481,000 sq. m. by 2036. With a gross 
requirement of 1.7 million sq. m. Even though the scenario strengthens more centres the 
floorspace requirement does not fall as more spend is drawn into London from the rest of the 
south east. 

 

Figure 40 – Estimated balance of spend and floorspace supply 2036 for London, 
assuming all pipeline developments are built and 8 nodes 
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Figure 41 – Floorspace requirements by sub-regions 8 nodes 2036 

 

 

 

Figure 42 – Floorspace requirements by borough 8 nodes 2036 
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9 Comparison goods floorspace need – quality 
adjustment 
Scope of quality adjustment scenario 

9.1 In the quality adjustment scenario we assume that the existing retail provision and all the 
phased pipeline developments are included and in addition all the larger shopping centres are 
preferentially boosted in attractiveness by 10%. See paragraph 5.13 for the factors incorporated 
into the attractiveness score.  All these International, Metropolitan and Major centres are 
assumed to gain in attractiveness and all the other smaller shopping centres will see a relative 
decline in attraction. This scenario simulates a continuing trend in the retail behaviour of the UK 
in recent years where larger stronger centres have gained footfall and spend at the expense of 
the smaller high streets and centres. 

Key findings  

9.2 This scenario strengthens all the largest shopping centres at the expense of the smaller places.  
This clearly shows in Figure 43 where all larger centres gain market and all other centres 
become relatively less attractive and loose spend. 

 

Figure 43 – Comparison of base spend 2036 pipeline with quality adjustment scenarios 

 

 

 

Floorspace requirements for this scenario show a need for 479,000 sq. m of Net additional 
Floorspace in London ( and 1.7m sq. m gross). As with the Nodes1 solution this need is 
concentrated in central London. 
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Figure 44 – Estimated balance of spend and floorspace supply 2036 for London, 
assuming all pipeline developments are built and quality improved in all major centres 

 

 

 

Figure 45 – Quality adjustment net balance by sub-region 2036 
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Figure 46 – Quality adjustment net balance by borough 2036 
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10 Conclusions 
Summary 

10.1 The simulation of a range of likely future changes in the retail demand and the size location and 
extent of shopping in London until 2036 throws up a series of important conclusions: 

 The London economy benefits from a growing population and a stronger economic outlook 
than most of the UK. 

 But the macro economic conditions and the move to internet trading means that 
considerably less additional retail comparison goods floorspace will be needed than was 
envisaged when estimated in 2009. 

 Despite this London will need more than a million square metres of additional gross space 
by 2036. 

 Because significant amounts of demand come from tourism and commuters, the centre of 
London has a stronger need for this additional retail space. 

 When all the developments in the pipeline are constructed, London will still need additional 
retail space. (0.37Million sq. m  Net Floorspace needed by 2036) 

 If additional developments are added to key nodes in London then additional space will be 
needed as further demand is drawn in from outside London. (0.4 Million sq. m  Net 
Floorspace needed by 2036) 

 Although London will need additional space, when seen from a borough or shopping centre 
level there are clear patterns where some need additional space and some do not.  Indeed 
some places will have too much space. 

 As some shopping centres will win more trade and others will be impacted, planning policy 
will need to plan for where to grow and how best to make changes to adjust for relative 
decline in others. 
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11 Appendix 
 

Centres included in Modelling: Goad Names  

(those in the red box below are non-Goad centres that have been added to the model) 

Bromley-by-Bow Brentford - Gateway Centre Edgware
Elm Park Brick Lane Edgware - Apex Corner
Hackbridge Brixton Edgware - Canons Corner
Herne Hill Bromley Edgware - Capitol Retail Park
Highams Park Brook Green Edgware - Deansbrook Road
Lee Green Burnt Oak Edgware - Hale Lane
New Cross Gate Camberwell - Denmark Hill Edmonton
Plumstead Camden Town Edmonton - Ravenside Retail Park
Rosehill Canary Wharf Elephant & Castle
Stoke Newington Church Street Canning Town Eltham
Acton Carshalton Enfield
Acton - West Five Centre Catford Enfield - Colosseum Park
Addiscombe Catford - Bromley Road Retail Park Enfield - Lancaster Road
Aldgate Catford - Catford Hill Retail Park Enfield Highway
Alperton Chadwell Heath Enfield Wash
Alperton - Quill Street Retail Park Cheam Erith
Archway Cheapside Euston (London)
Balham Chelsea Farringdon
Balham - Balham High Road Retail Park Chessington & Hook Feltham
Bank Chingford - Mount Feltham - Apex Retail Park
Barking Chingford - North Fenchurch Street
Barking - Abbey Road Retail Park Chislehurst Finchley
Barkingside Chiswick Finchley - Holders Hill Road
Barnes Chiswick - Gunnersbury Avenue Retail Park Finsbury Park
Barnet Clapham - High Street Finsbury Park - Stroud Green Road
Barnet - Friern Bridge Retail Park Clapham - Lavender Hill Fleet Street
Barnet - Pentavia Retail Park Clapham Junction Forest Gate
Barnet - The Hyde Colindale Forest Hill
Barnsbury Collier Row Friern Barnet
Battersea Coulsdon Friern Barnet - Colney Hatch Lane
Battersea Park Crayford Fulham - Fulham Palace Road
Beacontree Heath Cricklewood Fulham - High Street
Beckenham Crouch End Fulham - Hurlingham Retail Park
Beckton Croydon Fulham - Munster Road
Beckton - Gallions Reach Croydon - Purley Way Fulham - New Kings Road
Beckton Triangle & Gateway Retail Parks Dagenham Fulham - North End Road
Belgravia Dagenham - Gorsebrook Fulham - Wandsworth Bridge Road
Belsize Park Dalston - Kingsland High Road Fulham Road
Bermondsey - Southwark Park Road Deptford Gants Hill
Bermondsey - Tower Bridge Road Downham Gloucester Road
Bethnal Green Dulwich - Lordship Lane Golborne Road
Bethnal Green - Cambridge Heath Ealing Broadway Golders Green
Bexley Earls Court Goodmayes
Bexleyheath Earlsfield Green Lane
Biggin Hill East Barnet Village Greenford
Blackheath (London) East Croydon Greenford - Westway Shopping Park
Brent - Brent Park East Finchley Greenwich
Brent Cross East Ham Greenwich Peninsula - Greenwich Shopping Park
Brent Cross - Brent Cross Shopping Park East Sheen Hackney - Mare Street
Brentford Eastcote Hainault - Manford Way  

Data pack definitions 

 

Map pack definitions 
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Centres included in Modelling: Goad Names (continued) 

Hammersmith - King Street Ladbroke Grove Peckham
Hampstead Lewisham Peckham - Cantium Retail Park
Hampton Hill Leyton Penge
Hanwell Leyton - High Road Leyton Petts Wood
Harlesden Leyton - Leyton Mills Retail Park Pimlico
Harold Hill Leytonstone Pinner
Harringay - Green Lanes Limehouse - Burdett Road Poplar
Harrow Limehouse - Salmon Lane Portobello Road
Harrow - High Road Retail Park Liverpool Street & Bishopsgate Preston Road
Harrow - Rayners Lane London Bridge Purley
Harrow Road London City Airport Putney
Hatch End London West End Putney - Lower Richmond Road
Hayes Lower Holloway Queens Park
Hayes - Glencoe Road Retail Park Ludgate Hill & St Pauls Queensbury
Hayes - Hayes Bridge Retail Park Maida Vale Queensway
Hayes - Hayes Road Retail Park Manor Park Richmond (London)
Hayes - Lombardy Retail Park Manor Park - High Street North Richmond (London) - Kew Retail Park
Heathrow Airport Maryland Roehampton
Hendon - Brent Street Merton - Merton Industrial Park Roman Road
Hendon - Childs Hill Merton - Priory Retail Park Romford
Hendon - Grahame Park Mill Hill Romford - Eastern Avenue Retail Park
Hendon - Market Place Mitcham Romford - Gallows Corner Retail Park
Hendon Central Morden Romford - Rom Valley Way Retail Park
Highbury - Blackstock Road Muswell Hill Romford - Roneo Corner Retail Park
Highbury - Highbury Park Neasden Ruislip
Holborn New Addington Ruislip - Victoria Retail Park
Holborn - Lambs Conduit Street New Barnet Ruislip Manor
Holborn - The Brunswick New Barnet - Great North Road Selsdon
Holloway New Cross Seven Sisters
Hornchurch New Malden Shad Thames
Hornsey New Malden - Shannon Corner Retail Park Shepherds Bush
Hounslow New Southgate Shepherds Bush - Uxbridge Road
Hoxton Newbury Park Shoreditch
Ickenham Newbury Park - King George Avenue Retail PaSidcup
Ilford Newington Green Sidcup - Crittalls Corner Retail Park
Ilford - Ilford Lane Norbiton Sloane Street
Islington - Chapel Market Norbury South Ealing
Kennington North Cheam South Harrow
Kennington - Brixton Road North Harrow South Norwood
Kensal Rise Northfields South Woodford
Kensington Northwood Southall
Kensington - Olympia Northwood Hills Southall - Great Western Industrial Park
Kentish Town Notting Hill Gate Southfields
Kenton Old Brompton Road Southgate
Kew Orpington Southwark - Southernwood Retail Park
Kilburn Orpington - Springvale Retail Park St Johns Wood
Kings Cross (London) Paddington (London) St Katharines Dock
Kingsbury Palmers Green Stamford Brook
Kingston upon Thames Park Royal - North Circular Road Stanmore
Knightsbridge Parsons Green Stockwell  
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Centres included in Modelling: Goad Names (continued) 

Stoke Newington West Hendon
Stratford West Norwood & Tulse Hill
Streatham West Wickham
Streatham - Mitcham Lane Westfield London
Surbiton Westfield Stratford
Surrey Quays Westminster - Blenheim Terrace
Sutton Westminster - Boundary Road
Swiss Cottage Westminster - Clifton Road
Sydenham Westminster - Crawford Street
Teddington Westminster - Fernhead Road
Temple Fortune Westminster - Kilburn Lane
Thamesmead Westminster - Lauderdale Road
Thornton Heath Westminster - Lisson Grove
Tolworth Westminster - Nugent Terrace
Tooting Westminster - Shirland Road
Tooting - Tooting Bec Westminster - Westbourne Green
Tottenham Westminster - Westbourne Park Road
Tottenham - High Road Whetstone
Tottenham Hale - Tottenham Hale Retail Park Whitechapel - Anchor Retail Park
Twickenham Whitechapel - High Street
Twickenham - Ivybridge Retail Park Whitechapel - Whitechapel Road
Twickenham - St Margarets Whitton
Upminster Willesden - Church Road
Upper Norwood Willesden - High Road Retail Park
Upton Park Willesden Green
Upton Park - Green Street Wimbledon
Uxbridge Wimbledon - Plough Lane
Vauxhall Wimbledon Village
Victoria Street Winchmore Hill
Wallington & Beddington Winchmore Hill - Green Lanes
Walthamstow Wood Green
Walthamstow - Wood Street Wood Green - Green Lanes
Walworth Road Woodgrange Park
Wandsworth Woolwich
Wandsworth - Bellevue Road Worcester Park
Wandsworth - Merton Road
Wandsworth - Smugglers Way Retail Park
Wanstead
Waterloo (London)
Watney Market
Wealdstone
Welling
Wembley
Wembley - Sudbury
Wembley - The Junction Wembley Retail Park
Wembley Park
West Croydon
West Drayton & Yiewsley
West Ealing
West Hampstead  



Consumer Expenditure and Comparison Goods Floorspace Need in London 

 

© 2013 Experian Ltd – Confidential 67
 

Centres included in Modelling: GLA Names 

GLA Centre name GLA Centre type GLA Centre name GLA Centre type
Acton District Centre District Town Centre Earl's Court Road District Town Centre

Addiscombe District Town Centre East Finchley District Town Centre
Angel Major Town Centre East Greenwich District Town Centre

Archway District Town Centre East Ham Major Town Centre
Baker / Marylebone CAZ Frontage East Sheen District Town Centre
Baker Street (South) CAZ Frontage Eastcote District Town Centre

Bakers Arms District Town Centre Edgware Major Town Centre
Balham District Town Centre Edgware Road (South) CAZ Frontage
Barking Major Town Centre Edmonton Green District Town Centre

Barkingside District Town Centre Elephant and Castle District Town Centre
Beckenham District Town Centre Elm Park District Town Centre

Beckton Town Centre District Town Centre Eltham Major Town Centre
Bethnal Green District Town Centre Enfield Town Major Town Centre
Bexleyheath Major Town Centre Erith District Town Centre
Blackheath District Town Centre Euston Road (part) CAZ Frontage

Borough High Street CAZ Frontage Feltham District Town Centre
Brent Street District Town Centre Finsbury Park District Town Centre

Brentford District Town Centre Fleet Street CAZ Frontage
Brick Lane District Town Centre Forest Gate District Town Centre

Brixton Major Town Centre Forest Hill District Town Centre
Bromley Metropolitan Town Centre Fulham Road District Town Centre

Bromley-by-Bow Potential District Town Centre Fulham Town Centre Major Town Centre
Brompton Cross District Town Centre Gants Hill District Town Centre

Bruce Grove/Tottenham High Road District Town Centre Golders Green District Town Centre
Burnt Oak District Town Centre Green Lane District Town Centre

Camberwell District Town Centre Green Lanes District Town Centre
Camden Town Major Town Centre Green Street Town Centre District Town Centre
Canada Water District Town Centre Greenford District Centre District Town Centre
Canary Wharf Major Town Centre Greenwich West District Town Centre
Canning Town District Town Centre Hackbridge Potential District Town Centre

Carshalton District Town Centre Hackney Central District Town Centre
Catford Major Town Centre Hammersmith Town Centre Major Town Centre

Chadwell Heath District Town Centre Hampstead District Town Centre
Charing Cross Road East International Centre Hanwell District Centre District Town Centre
Charing Cross Road West International Centre Harlesden District Town Centre

Cheam Village District Town Centre Harold Hill District Town Centre
Cheapside CAZ Frontage Harrow Metropolitan Town Centre

Chipping Barnet District Town Centre Harrow Road District Town Centre
Chiswick Major Town Centre Hayes District Town Centre

Chrisp Street District Town Centre Hendon Central District Town Centre
Church End, Finchley District Town Centre Herne Hill Potential District Town Centre

Church Street/Edgware Road District Town Centre High Holborn/Kingsway CAZ Frontage
Clapham High Street District Town Centre High Street Kensington Major Town Centre

Clapham Junction Major Town Centre Highams Park Potential District Town Centre
Colindale District Town Centre Hornchurch District Town Centre

Collier Row District Town Centre Hounslow Metropolitan Town Centre
Coulsdon District Town Centre Ilford Metropolitan Town Centre

Covernt Garden CAZ Frontage Kentish Town District Town Centre
Crayford District Town Centre Kenton District Town Centre

Cricklewood District Town Centre Kilburn Major Town Centre
Crossharbour Potential District Town Centre King's Road (East) Major Town Centre
Crouch End District Town Centre King's Road (West) District Town Centre

Croydon Metropolitan Town Centre Kingsbury District Town Centre
Crystal Palace District Town Centre Kingston Metropolitan Town Centre

Dagenham Heathway District Town Centre Knightsbridge International Centre
Dalston Major Town Centre Leadenhall Market CAZ Frontage
Deptford District Town Centre Lee Green District Town Centre

Downham District Town Centre Lewisham Major Town Centre
Ealing Metropolitan Town Centre Leyton District Town Centre

Ealing Road District Town Centre Leytonstone District Town Centre  
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Centres included in Modelling: GLA Names (continued) 

GLA Centre name GLA Centre type GLA Centre name GLA Centre type
London Bridge CAZ Frontage Surbiton District Town Centre
Lordship Lane District Town Centre Sutton Metropolitan Town Centre

Lower Marsh/The Cut CAZ Frontage Swiss Cottage/Finchley Road District Town Centre
Marylebone High Street CAZ Frontage Sydenham District Town Centre

Marylebone Road CAZ Frontage Teddington District Town Centre
Mill Hill District Town Centre Temple Fortune District Town Centre

Mitcham District Town Centre Thamesmead District Town Centre
Moorgate CAZ Frontage The Strand CAZ Frontage
Morden District Town Centre Thorton Heath District Town Centre

Muswell Hill District Town Centre Tolworth District Town Centre
Nags Head Major Town Centre Tooting Major Town Centre
Neasden District Town Centre Tottenham Court Road (part) CAZ Frontage

New Addington District Town Centre Twickenham District Town Centre
New Barnet District Town Centre Upminster District Town Centre
New Cross District Town Centre Upper Edmonton District Town Centre

New Cross Gate District Town Centre Uxbridge Metropolitan Town Centre
New Malden District Town Centre Victoria Street CAZ Frontage

Norbury District Town Centre Wallington District Town Centre
North Cheam District Town Centre Walthamstow Major Town Centre

North Chingford District Town Centre Walworth Road District Town Centre
North Finchley District Town Centre Wandsworth Major Town Centre
North Harrow District Town Centre Wanstead District Town Centre
Northwood District Town Centre Warwick Way CAZ Frontage

Notting Hill Gate District Town Centre Watney Market District Town Centre
Orpington Major Town Centre Wealdstone District Town Centre

Palmers Green District Town Centre Welling District Town Centre
Peckham Major Town Centre Wembley Major Town Centre

Penge District Town Centre Wembley Park District Town Centre
Petts Wood District Town Centre Wentworth Street CAZ Frontage

Pinner District Town Centre West End International Centre
Plumstead District Town Centre West Green Road/Seven Sisters District Town Centre

Portobello Road District Town Centre West Hampstead District Town Centre
Praed Street District Town Centre West Norwood District Town Centre
Preston Road District Town Centre West Wickham District Town Centre

Purley District Town Centre Whetstone District Town Centre
Putney Major Town Centre Whitechapel District Town Centre

Queensway/Westbourne Grove Major Town Centre Whitton District Town Centre
Rayners Lane District Town Centre Willesden District Town Centre

Richmond Major Town Centre Wimbledon Major Town Centre
Roman Road East District Town Centre Wood Green Metropolitan Town Centre
Roman Road West District Town Centre Wood Street District Town Centre

Romford Metropolitan Town Centre Woolwich Major Town Centre
Rosehill District Town Centre Worcester Park District Town Centre
Ruislip District Town Centre Yiewsley and West Drayton District Town Centre

Selsdon District Town Centre
Shepherds Bush Metropolitan Town Centre

Sidcup District Town Centre
South Chingford District Town Centre
South Harrow District Town Centre

South Kensington District Town Centre
South Norwood District Town Centre
South Woodford District Town Centre

Southall Major Town Centre
Southgate District Town Centre

St John's Wood District Town Centre
Stanmore District Town Centre
Stockwell District Town Centre

Stoke Newington Church Street Potential District Town Centre Extension
Stoke Newington High Street District Town Centre

Stratford Major Town Centre
Streatham Major Town Centre  
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Data objects in impact model 
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Dimensions of the impact model 
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Figure 32 – Flows of shopping spend % from outside London to shopping centres within 
London boroughs 

 

 

Figure 33 – Boroughs with larger percentages of spend expected to flow to Bluewater 
after it is extended. 
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Other formats and languages 

For a large print, Braille, disc, sign language video or audio-tape version of this document, please 
contact us at the address below: 

Public Liaison Unit 

Greater London Authority 
City Hall 
The Queen’s Walk 
More London 
London SE1 2AA 

Telephone 020 7983 4100 
Minicom 020 7983 4458 
www.london.gov.uk 
 
You will need to supply your name, your postal address and state the format and title of the publication 
you require. 

If you would like a summary of this document in your language, please phone the number or contact us 
at the address above. 

 

Chinese 

 

Hindi 

 

Vietnamese 

 

Bengali 

 

Greek 

 

Urdu 

 

Turkish 

 

Arabic 

 

Punjabi 

 

Gujarati 
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