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1. INTRODUCTION  

 

1.1 CB Richard Ellis was instructed in March 2002 by Southend on Sea Borough Council to provide advice on 

retail and town centre issues in the Borough.  The advice is to be used to inform the preparation of the 

Replacement Southend on Sea Local Plan. 

 

1.2 The study follows on from the work carried out by CB Richard Ellis for the Joint Structure Plan Authorities of 

Essex County Council and Southend on Sea Borough Council.  CB Richard Ellis prepared the Replacement 

Structure Plan Town Centres and Retail Potential (TCRP) Study (January 2002) to inform and guide the 

strategic planning of the key centres in the Structure Plan area. 

 

1.3 The objective of this Local Plan study is to determine the level of different shopping needs in the Borough, 

and how these needs can be met most appropriately.  The study provides the Borough Council with 

recommendations for the Replacement Local Plan policies. 

 

1.4 The methodology for the study incorporates the following elements: 

 

• a qualitative assessment of existing shopping provision in the Borough, building on the performance 

assessment undertaken in the Structure Plan TCRP Study.  This part of the study focuses on the range, 

mix and quality of uses in Southend on Sea, the key district centres and out of centre, and examines 

their role and function in meeting local shopping needs. 

• a quantitative analysis of the same shopping destinations, extending the capacity assessment carried 

out as part of the Structure Plan TCRP study.  The analysis outlines the pattern of usage at the local 

level, and identifies the relative capacity for further town centre versus bulky goods floorspace. 

• a consideration of the scope, if any, for new retail development in the Borough.  This includes 

assessing the suitability, viability and availability of sites for new development. 

• recommendations on the relevant policies in the Replacement Local Plan for Southend on Sea. 
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STRUCTURE OF THE REPORT 

 

1.5 Section 2 of the report sets out the qualitative analysis of the existing retail provision in the Borough.  We 

have updated our assessment of the vitality and viability of Southend on Sea, drawing on the indicators of 

performance set out in Planning Policy Guidance Note (PPG) 6, on Town Centres and Retail Developments.  

We also assess out of centre shopping provision, reviewing the existing distribution, range and quality of 

both foodstores and retail warehouses.  In Section 3, we assess the role and function of the key District 

Centres of Leigh on Sea, Westcliff on Sea, Eastwood and North Shoebury. This assessment draws on the 

PPG6 indicators, where data is available, and the results of our on site survey work. 

 

1.6 Section 4 outlines the results of our quantitative analysis of the performance and capacity of Southend on 

Sea.  We examine existing shopping patterns in the Borough for food and non-food goods, drawing on a 

new household telephone interview survey undertaken in April 2002.  Applying up to date population and 

expenditure forecasts, we assess the quantitative capacity for further food and non-food floorspace.  In 

Section 5, we outline the results of our analysis of the District Centres drawing on our new household 

interview survey. 

 

1.7 Section 6 deals with the scope for new retail development in the Borough.  It takes the findings of our 

quantitative analysis and combines it with the results of our qualitative assessment to assess the most 

appropriate locations for different types of new development.  Section 7 summarises the findings of the 

research and presents a series of recommendations for policies in the Replacement Local Plan.   

 

BACKGROUND 

 

1.8 The Replacement Structure Plan Town Centres and Retail Potential (TCRP) Study was carried out on behalf 

of Essex County Council and Southend on Sea Borough Council Joint Structure Plan Authorities in 2001, in 

order to inform and guide the strategic retail planning of the key centres in the Structure Plan area, as an 

input to an early review of the Plan. 

 



Southend on Sea Borough Council  

Southend on Sea Retail Study  3 

 

1.9 The study confirms Southend on Sea’s role as one of five sub-regional centres at the top of the retail 

hierarchy in the Structure Plan area.  Based on total comparison goods sales (including both high street 

stores and retail warehouses) the study indicates Southend on Sea has the third highest comparison goods 

turnover of the sub-regional centres in the Structure Plan area (£407m) and the highest sales density of any 

centre (£5,400 per sq m net).  However, this should be set against other indicators.  The Experian Goad 

data (January 2001) showed that Southend on Sea had the second highest vacancy rate of all the sub-

regional centres.  Prime rental values were lower than in the sub-regional centres of Colchester and 

Chelmsford and in contrast to other sub-regional centres, Southend on Sea experienced a decline in values 

in May 2000.  Prime retail yields have also consistently remained higher than both Colchester and 

Chelmsford.   

 

1.10 Overall, balancing these and other indicators, the study concludes that Southend on Sea is a healthy 

centre.  The town centre provides modern shopping facilities.  It has two purpose built shopping centres, 

The Royals and Victoria Plaza.  Investment in the redevelopment of new shop units in part of the former 

Keddies department store on the High Street and the new multiplex cinema and commercial development 

on London Road are important attractions.  Therefore while the centre is unlikely to be achieving the high 

sales levels indicated by the capacity exercise, the centre appears to be vital and viable. 

 

1.11 Southend on Sea has two retail warehouse parks, Greyhound Way and Airport, some retail warehouses at 

London Road, and a few solus retail warehouses.  Whilst the Airport Retail Park provides a range of 

modern facilities, Greyhound Way is an older retail park with a more discount offer.  Overall, the study 

concludes that Southend on Sea has the lowest amount of retail warehousing floorspace of all the sub-

regional centres.  The range, quality and amount of retail warehousing provision in Southend is inferior to 

the other principle sub-regional centres, and even taking account of recent developments, we concluded 

that there may be a qualitative case for future development. 

 

1.12 The TCRP Study concludes that Southend on Sea has a comprehensive provision of convenience goods 

shopping facilities.  In addition to facilities at Leigh and Westcliff, it has a town centre convenience 

superstore (Sainsburys, London Road), three out/district centre superstores (Waitrose, Eastern Avenue; 

Tesco, Prince Avenue; and Asda, North Shoebury) and one large supermarket (Safeway, Eastwood).  

Southend also has a range of other smaller stores and discount convenience goods operators.  The study 



Southend on Sea Borough Council  

Southend on Sea Retail Study  4 

 

noted that two of the food superstores in Southend are relatively modern, having opened in the mid 1990s 

(Waitrose and Tesco). 

 

1.13 The study estimates that Southend has the highest convenience goods turnover of any of the sub-regional 

centres at £234m, equating to a sales density of £13,500 per sq m net.  This is considerably above 

estimated company average sales densities, indicating that the convenience stores are performing very 

well, although our site survey work did not suggest any significant congestion or overcrowding in the 

existing food stores. 

 

1.14 The TCRP Study concludes that surplus comparison goods expenditure would be created by 2016.  Whilst 

this will be reduced by recent developments and those still in the pipeline, the study estimates that the 

surplus expenditure capacity (£154m) created in Southend on Sea could be sufficient to support 

approximately 24,000 sq m net of additional comparison goods floorspace by 2016, taking account of 

existing commitments.  At a strategic level, we anticipated some scope for additional retail warehouse 

provision in Southend on Sea, and concluded that some of the surplus expenditure capacity could be 

directed towards bulky goods facilities.  We recommended that the precise amount of town centre versus 

bulky type floorspace and the potential development opportunities to accommodate such provision should 

be considered through the Local Plan process.   

 

1.15 We estimated that there would be significant surplus convenience goods expenditure (£95m) in Southend 

on Sea over the Structure Plan period, as a result of the very high levels of sales in existing stores indicated 

by our quantitative analysis.   We identified no existing commitments to reduce the surplus, and as such we 

estimated that theoretically there could be capacity for nearly 10,000 sq m net of additional convenience 

goods floorspace by 2016.  We recommended that there is likely to be a need for further convenience 

stores, but it should be a matter for the Local Plan to assess relatively local deficiencies in food shopping 

provision, the availability of sequentially preferable sites for further provision and issues of impact and 

accessibility. 

 

1.16 The TCRP Study also assessed the performance of Leigh on Sea and Westcliff on Sea.  The study confirmed 

the more limited role of Westcliff on Sea for comparison goods shopping and the more specialist role of 

Leigh on Sea, providing high quality independent retailers, with few multiples.  We concluded that the 
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centre was performing this role well, with a low number of vacancies.  Overall we considered that because 

of the nature of the survey our capacity modelling might have under estimated the comparison goods 

performance of Leigh on Sea and Westcliff on Sea.   

 

1.17 We concluded that Leigh on Sea has an adequate range of local and independent convenience goods 

retailers, complementing the more specialist comparison retail offer and Westcliff on Sea only has a very 

localised shopping function.  The survey data identified limited usage of both centres which we considered 

was more likely to be a function of the survey data than a deficiency in Leigh on Sea itself.   

 

1.18 Table 1.1 summarises the findings of our quantitative assessment in the TCRP Study. 

 

 TA BL E  1 .1 :   F I N D I NGS  OF  T CRP  STUDY 

Turnover 

(£m) 

Sales Density 

(£ per sq m net) 

Capacity 

(sq m net) 

 

Location 

2001 2016 2001 2016 2001 2016 

Convenience 

Southend 234 248 13,500 8,800 0 9,500 

Westcliff 3 3.5 1,000 1,200 0 0 

Leigh 17 18 5,800 5,700 0 155 

Comparison 

Southend 407 663 5,400 6,800 0 24,00 

Westcliff 2 3 100 200 0 0 

Leigh 10 17 800 1,300 0 0 

 Source:  CBHP ‘Town Centres and Retail Potential Study’, January 2001 

 

1.19 The study recognised that there are opportunities for further retail development in Southend on Sea.  It was 

considered particularly important to extend the town centre east-west as far as possible, rather than a 

further extension of the linear north-south retail area.  The TCRP indicated that if opportunities at Tylers 

Avenue/York Road and Warrior Square were realised this should be possible.  Southend on Sea Borough 

Council has estimated that these sites offer the scope to accommodate approximately 12,000 sq m of 

additional retail floorspace.  The TCRP Study concluded that the redevelopment of the Victoria Plaza Centre 

may represent a longer term development opportunity over the Structure Plan period.   
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2. QUALITATIVE ASSESSMENT OF SOUTHEND ON SEA 

 

2.1 In this section, we have updated the qualitative assessment of Southend on Sea town centre prepared as 

part of our Structure Plan TCRP Study.  We have also assessed the range and quality of existing out of 

centre foodstore and retail warehouse provision. We have drawn on the performance indicators set out in 

Figure 1 of PPG6 including: 

 

• Diversity of uses; 

• Retailer representation and intention to change representation; 

• Shopping rents; 

• Proportion of vacant street level property; 

• Commercial yields on non-domestic property; 

• Pedestrian flows; 

• Accessibility; 

• Customer views and behaviour; 

• Perception of safety and occurrence of crime; 

• State of the town centre environmental quality. 

 

2.2 We have assessed published data, including that produced by Experian Goad, the CB Richard Ellis 

Investment Property Research Department, PMRS (Pedestrian Market Research Services Ltd) and the results 

of our Household Telephone Interview Survey, complemented by our own on-site inspections and research. 
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SOUTHEND ON SEA TOWN CENTRE 

 

2.3 Southend on Sea lies on the south-east coast of Essex at the end of the A127.  The main shopping 

provision is located on a traditional linear High Street which runs north-south.  This is supplemented by two 

purpose built shopping centres, Victoria Plaza, located at the northern end of the High Street and The 

Royals located at the southern end. 

 

I )  DI V ERS ITY  OF  US ES  

 

2.4 The most recent Experian Goad data for Southend (January 2002) shows a total of 422 retail and service 

units in the centre, which provide just over 100,000 sq m of ground floor floorspace (Appendix 1).  

Experian Goad estimate that approximately 7,000 sq m is in convenience goods uses, 65,000 sq m in 

comparison goods uses, and the remainder in service uses (18,000 sq m) or vacant (10,000 sq m) or in 

miscellaneous uses (2,000 sq m).  We consider that the Experian Goad floorspace figures under represent 

the amount of comparison floorspace in Southend as they do not account for upper floors, for example in 

Debenhams, Woolworths, BHS, W H Smith, and Marks and Spencer. 

 

TA BL E  2 .1  S ETS  O U T TH E  US ES  I N S OUTH E ND ON S EA  TOWN CE N T RE  BY  THE  N UM B ER OF  UNITS  AND THE  

AMO U NT  OF  FL O O RSP A CE .TABLE  2 .1 :   D IVERSI TY  OF USES  

 Retail Composition 

 

Floorspace  

(000’s) 

Retail Trade Group Outlets 
Number 

% 

of all outlets 

GB Average 
% 

Sq m % of all 
floorspace 

GB Average 
% 

Convenience 

Comparison 

Service 

Vacant 

Miscellaneous 

20 

227 

119 

48 

8 

4.74 

53.79 

28.20 

11.37 

1.90 

9.31 

48.83 

29.54 

10.38 

1.49 

7.71 

64.66 

17.74 

10.13 

1.77 

7.56 

63.39 

17.40 

9.93 

1.73 

15.05 

54.55 

20.47 

8.43 

1.50 

TOTAL 422   102.01   

 Source:  Experian Goad Centre Report, January 2002 

Note: GB average % is based upon all towns surveyed by Experian Goad 
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2.5 The number of convenience outlets and the amount of convenience floorspace in Southend on Sea is below 

average.  According to Experian Goad, the centre has 20 outlets selling convenience goods.  There is 

below average representation in each retail category with no greengrocers/fishmongers or off licences.  

This below average representation largely reflects Southend’s sub-regional shopping centre role and its 

function as more of a comparison shopping destination.   

 

2.6 In terms of comparison goods, Southend on Sea town centre has an above average number of outlets and 

amount of floorspace.  It has above average representation in variety, department and catalogue store 

uses; jewellers, clocks and repairs; and sports, toys, cycles and hobbies.  It has below average 

representation in furniture, carpets and textiles; DIY, hardware and household goods; cars, motorcycles 

and accessories; and florists and gardens.  These are the more bulky goods categories.   

 

2.7 The number of units and the amount of floorspace in service uses is slightly below average, which is 

somewhat surprising given Southend’s tourist function.  For example, Southend has below average 

representation in the restaurants, cafes and fast food category.  Similarly, Southend has a below average 

number of gifts, china, glass and leather goods outlets which again is something of a deficiency in the 

town’s facilities for tourists. 

 

I I )  RE TAI LE R  REPRES E NTATIO N  

 

2.8 Southend on Sea town centre contains a range of multiple retailers.  The main multiples are located on the 

High Street and within The Royals and Victoria Plaza Shopping Centres.  Experian Goad highlight a 

number of key attractors in the centres that they survey.  As set out in Table 2.2, Southend on Sea has all of 

these, with the exception of Our Price and Principles.  It also has a range of mixed goods retailers including 

BHS, Boots the Chemist, Debenhams, Marks & Spencer, WH Smith and Woolworths.   

 

2.9 The majority of the mixed goods retailers are located on the High Street, in conjunction with other fashion 

clothing retailers such as H&M, Topman/Topshop, Miss Selfridge, Burton, Dorothy Perkins, Bon Marche, 

Next, River Island, Gap, New Look, Etam and Primark.  In general the offer is mainly mid-market, with 
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fewer operators at the upper end of the market, such as French Connection, Zara, Mango, Karen Millen 

and Kookai. 

 

TA BL E  2 .2 :   KEY  A TTRACTORS  

Adams 1 Dorothy Perkins 1 Our Price 0 

Burger King 1 Evans 1 Principles 0 

Burton 1 McDonalds 2 River Island Clothing Co. 1 

Clarks 2 Mothercare 1 Superdrug 2 

Clintons 2 New Look 1 Top Man 1 

Dixons 1 Next 1 Top Shop 1 

Allders 0 Debenhams 1 Marks & Spencer 1 

BHS 1 House of Fraser 0 WH Smith 1 

Boots the Chemist 2 John Lewis 0 Woolworths 1 

 Source:  Experian Goad Centre Report, January 2002 

 

2.10 The Royals Shopping Centre is a covered scheme.  It opened in 1988.  It is anchored by a Debenhams 

department store and a Littlewoods store.  The centre also includes TK Maxx and Boots the Chemist.  In 

total there are 35 units in the centre.  It has a dedicated multi-storey car park, with approximately 480 

spaces.  The other purpose built shopping centre, Victoria Plaza, is an open scheme providing 96 retail 

units over three floors.  The centre is now quite dated as it opened in January 1967.  It is anchored by 

Virgin Megastore, Wilkinsons, Argos and Peacocks.  The configuration of the centre is such that it has a 

number of very small units, many of which are now vacant.  Overall, the offer in the Victoria Plaza is more 

at the lower end of the market when compared with The Royals.   

 

2.11 London Road, Southchurch Road and Queens Road add to the range of retailing within the town centre.  

There is also a covered and open air market on York Road which offers comparison and convenience 

goods.   

 

2.12 According to the Promis Report for Southend (March 2001) the prime pitch is quite diluted because of the 

length of the High Street.  The northern part of the pedestrianised High Street; north of the railway bridge, 

to the junction with London Road and Southchurch Road is regarded as slightly more prime than the 

southern part. 
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2.13 The main convenience provision within Southend is provided by the Sainsbury’s store on London Road.  

This store opened in March1989 and provides just over 3,000 sq m net of sales floorspace.  The store has 

a large two-storey car park adjacent to its trading area.  Access to this is via lifts and ramps.  Whilst the 

store provides modern food shopping facilities, it is relatively constrained, particularly in terms of its layout.  

During the course of our survey work, we observed that the lobby and kiosk areas were congested.  The 

store has a comprehensive food offer, including fish and meat counters, a delicatessen and a bakery.  The 

non-food goods offer is more limited, the store does not have a café and customer service facilities are 

somewhat constrained.  However, a pharmacy has recently been installed, and permission has been 

granted to extend the convenience goods retail sales floorspace by 985 sq m with improved customer 

facilities; construction commenced in early 2003.  

 

2.14 Other convenience goods shopping in Southend town centre is provided by an Iceland store on York Road, 

Marks and Spencer Foodhall and a few smaller, more local and independent operators which are scattered 

throughout the centre, including in the Victoria Plaza Shopping Centre.   

 

2.15 In terms of service uses, restaurants and bars in Southend on Sea are mainly located off the High Street. 

There are several units on London Road associated with the new Odeon Cinema.  These include Mamma 

Amalfi, ASK, Yates Wine Lodge and Pizza Express.  On Southchurch Road, there is also a Hogshead and 

Frankie and Benny’s.  Other operators in the town centre include McDonalds, Burger King and KFC.  The 

centre is somewhat lacking in coffee shops and quality restaurants.  Other uses within Southend include 

solicitors, estate agents, employment agencies and other office uses which are primarily located on 

Clarence Road, Clarence Street and Clifftown Road.  The centre also contains a number of national High 

Street banks, the new Odeon cinema and premises of South East Essex College. 

 

2.16 Overall, representation in Southend has changed very little since our Structure Plan TCRP study.  The main 

large space users all remain the same; largely focused on mid market retailers.   
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I I I )  RE TAI LE R  DEM A N D 

 

2.17 According to the Property Focus Database, the number of retailer requirements for Southend has increased 

quite significantly since our Structure Plan Study.  In April 2001, we identified 39 requirements for space in 

Southend.  This has now increased to 57 requirements (June 2002).  

 

2.18 Table 2.3 details the breakdown in requirements for different uses.  The convenience goods requirements 

are limited and include only Aldi, Spar and Julian Graves (health foods).  The comparison goods 

requirements are more extensive and include Allders, Ann Harvey, Base Menswear, Carphone Warehouse, 

The Discovery Store, Edinburgh Woollen Mill, Millets, Poundland, Richer Sounds, Shoe Fayre, TJ Hughes 

and Warner Brother Studio stores.  The majority of service requirements are for public houses/restaurants 

including Brewers Fayre, Chicago Rock Café, Edwards, Harvester, Vintage Inns, Walkabout and Whitbread.  

There are two night club requirements, one hotel requirement and one gym requirement.   

 

TA BL E  2 .3 :   RE TAI LE R  DEM A N D  P ROFI LE  

 Comparison Convenience Service TOTAL (June 2002) 

Number of units 27 3 27 57 

Floorspace sq m minimum 13,707 873 17,953 32,533 

Floorspace sq m maximum 39,292 1,347 26,885 67,524 

 Source:  Focus Database, June 2002 

 

2.19 We have carried out a targeted postal survey of retailers and service operators in order to investigate 

whether there are any further requirements for Southend on Sea.  Whilst the response has been relatively 

limited, the survey has confirmed a department store requirement and requirements from several unit shop 

retailers.  The survey also indicates a requirement for a convenience superstore.  The operator has 

indicated that they would like between 3,250-6,750 sq m of floorspace, approximately 480 car parking 

spaces and a 3 hectare site.  The requirements for further health and fitness clubs have also been 

confirmed.  The operators would require between 2,000-2,500 sq m, 150 car parking spaces and good 

access by car.  
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 IV )  SHOPPI N G  RENTS  

 

2.20 The level of rent which retailers are prepared to pay for retail space within the centre is an indication of the 

perceived strength of that centre (although other factors such as the availability of floorspace have an 

impact on rental value).  Whilst rental values can also provide a measure of the primacy of streets and 

locations in the town centre, we have drawn on the CB Richard Ellis Investment Research Database which 

focuses on prime zone A rental values.  As such we cannot compare rental values in different parts of 

Southend, but comparisons are drawn with regional and national averages.   

 

2.21 Table 2.4 shows the prime rental values achieved in Southend over the period since May 1996.  Since our 

Structure Plan Study prime zone A rental values have fallen slightly, they are currently £1,157 per sq m.  

Overall, rental levels have fluctuated in the last few years and this is likely to reflect different transactions  

and lettings within Southend on Sea centre rather than any deficiency. 

 

TA BL E  2 .4 :   P RI M E  ZONE  A  RE TAI L  RE NTAL  VALUES   

 May-96 May-97 May-98 May-99 May-00 May-01 May-02 

Prime Zone A Shop Rents 

£ per sq ft 

£ per sq m 

 

77 

828.5 

 

80 

861 

 

87.5 

941.5 

 

110 

1,184 

 

105 

1,130 

 

110 

1,184 

 

107.5 

1,157 

Southend Indexed to May 96 

All Shops Indexed to May 96 

Eastern Indexed to May 96 

100 

100 

100 

104 

105 

106 

114 

114 

109 

143 

124 

117 

136 

133 

132 

143 

136 

135 

140 

139 

138 

 Source:  CB Richard Ellis, Investment Research Database 

 

2.22 We have compared prime retail rental values in Southend with CB Richard Ellis national and regional 

averages.  The rental values have been converted to an index with May 1996 as the base position.  The 

prime retail rental index for Southend has increased over the period 1996 – 2002 with the greatest 

increase occurring between May 1998 and 1999.  National and regional prime retail rental indices have 

also increased over the last six years, but rental values in Southend have grown at a slightly greater pace 

than regional and national values. 
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V)  CO MMERICAL  Y IELDS  

 

2.23 The commercial yield on non-domestic property is an indication of the confidence of investors in the long 

term profitability of the town centre.  However, both Government and the RICS have warned that this 

requires careful analysis and its limitations must be understood.  The yield on property investment 

represents the return (in the form of rent) on capital to an investor.  As property investments do not usually 

produce a fixed income (i.e. rents are reviewed according to market conditions, and the terms of the 

property’s lease), the greater the prospect of future rental growth, the lower the initial yield which an 

investor would be prepared to accept.  Conversely, a higher yield reflects the lower expectation of future 

rental growth prospects.  Yields are therefore an indicator of expectations of the general economic 

prospects for a town centre.   

2.24 Table 2.5 compares yields in Southend with regional and national averages.  Since our Structure Plan 

Study, prime retail yields in Southend have improved slightly, in May 2001, they were 8% and they have 

now fallen to 7.75%.  Overall, however, yields remain higher than they have over much of the period since 

May 1996.  As we previously indicated, however, this is more likely to reflect wider economic trends rather 

than a decline in investor confidence in Southend. 

 

TA BL E  2 .5 :   P RI M E  RETA IL  Y IEL DS 

 May-96 May-97 May-98 May-99 May-00 May-01 May-02 

Southend-on-Sea 

All Shops 

Eastern 

6.75 

6.33 

6.53 

6.50 

6.09 

6.25 

6.25 

5.67 

5.81 

6.25 

5.79 

5.97 

6.50 

5.98 

6.25 

8.0 

7.02 

7.36 

7.75 

6.98 

7.28 

 Source:  CB Richard Ellis, Investment Research Database 

 

2.25 It is evident that prime retail yields in Southend have followed a similar pattern to national and regional 

averages, increasing slightly over the period to May 2000 with a more significant increase in May 2001 

and a slight reduction more recently.  Whilst prime retail yields in Southend are above national averages, 

they are more on a par with regional averages. 
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VI )  VA C A NT  P RO PE RT IES  

 

2.26 The proportion of vacant street level property is one of the relevant factors which can be used when 

assessing the vitality and viability of a town centre.  It should be used with caution, as vacancy can arise 

even in the strongest town centres, particularly where properties are under alteration. 

 

2.27 Table 2.6 indicates that according to the Experian Goad Survey (January 2002) there were 48 vacant units 

in Southend, equating to a floorspace of approximately 10,130 sq m.  The number of vacant outlets 

equates to a vacancy rate of 11.4%.  This is slightly above the Experian Goad national average of 10.8% 

although it is evident that vacancies have fallen slightly since our Structure Plan Study.   

 

TA BL E  2 .6 :   VA C A NT  P RO PE RT IES  

 Outlet  

Number 

% of total 
outlets 

GBAverage % Floorspace  

(Sq m) 

% of total 
outlets 

GB Average % 

2000 

2001 

2002 

58 

53 

48 

13.62 

12.44 

11.37 

11.19 

11.04 

10.83 

10.65 

10.85 

10.13 

10.63 

10.72 

9.93 

8.59 

8.42 

8.43 

 Source:  Experian Goad Centre Report, January 2002  

Note: GB average % is based upon all towns surveyed by Experian Goad 

 

2.28 In our Structure Plan work we indicated that a significant proportion of the vacant units were located in the 

Victoria Plaza Shopping Centre (24 units) and suggested that this reflected the poor configuration of units, 

pedestrian accessibility and environmental quality of the precinct.  The number of vacant outlets in the 

Victoria Plaza has now fallen to 17 but there are still significant numbers of vacant units particularly at first 

floor level.  There are very few vacancies on the High Street (only two units).  One of these units has been 

vacant since our previous work.  The other vacancy has arisen as a result of the relocation of JD Sports into 

the former Spoils Kitchenware Shop.  Other vacancies are largely scattered throughout the secondary parts 

of the town centre, although there are two vacant units in the Royals Shopping Centre. 
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VII )  PE DES T RIA N  F LO WS 

 

2.29 Pedestrian flows are a useful indicator of overall vitality and the relative strengths of different parts of the 

town centre.  PMRS (Pedestrian Market Research Services) last undertook pedestrian flowcounts in Southend 

in July 2000 (Appendix 2).  We have used these to assess pedestrian movements in the centre.   

 

2.30 The July 2000 surveys show that the busiest location in Southend was outside Boots on the northern part of 

the High Street.  The next busiest location was outside Marks & Spencer on the southern part of the High 

Street.  Outside Miss Selfridge on the north part of the High Street was the third busiest location, followed 

by outside Dixons on the southern part.  The next busiest locations were all within the northern part of the 

High Street including outside Burton, Top Shop and Jessops.  Overall, all the locations on the northern part 

of the High Street had above average pedestrian flow counts.  The majority of count points on the southern 

part of the High Street were also above average, with the exception of the most southerly point, outside 

Adams.   

 

2.31 The least busy points in the centre were on Southchurch Road at Warrior House and on Queens Road.  

Both of these count points are very much on the periphery of the centre and in more secondary locations.  

The next lowest count points were outside the car park entrance in The Royals Shopping Centre, on 

Alexandra Street, on Southchurch Road, and in Victoria Plaza.  All of the count points in the Victoria Plaza 

recorded below average pedestrian footfalls, consistent with the higher level of vacancies in the centre.  

Most of the other below average count points were in more peripheral and secondary locations.   

 

VII I )  ACCESS IB IL I TY  

 

2.32 Southend is linked to the strategic road network via the A127 and the A13.  These both provide important 

connections to the west and link via Basildon to the M25.  According to the Southend on Sea Retail Promis 

Report, the town suffers from its coastal location, being located at the ‘end of the line’; there are no major 

through roads and investment in infrastructure has been limited over recent years.  
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2.33 Southend town centre is accessible by car.  However the pedestrianisation of most of the High Street 

restricts car access and movement around the centre.  Shoppers car parking is currently available in a mix 

of multi-storey and surface car parks.  These provide a considerable number of spaces (3,700), as follows:   

 

• Victoria Plaza (600 spaces);  

• Essex Street (210 spaces);  

• Warrior Square (400 spaces);  

• Elmer Avenue (1,000 spaces);  

• Sainsbury’s London Road (500 spaces); 

• Southend Central Station (151 spaces);  

• Chichester Road (260 spaces);  

• Clarence Road (100 spaces); 

• Alexandra Street (54 spaces);and  

• The Royals (500 spaces).   

 

2.34 Southend is highly accessible by public transport.  Victoria Station which is located on the junction of the 

A127 and A13, links Southend with London Liverpool Street and Southend Central Station links Southend 

with London Fenchurch Street.  This service connects through with Westcliff, Leigh, Benfleet, Pitsea and 

Basildon.  The central bus station in Southend is located to the rear of the Royals Shopping Centre on 

Chichester Road.  Buses do not run along the pedestrianised High Street, rather they run north-south along 

parallel Chichester Road.   

 

IX )  CUSTOMER  V IEWS  AND BEHAVIOUR 

 

2.35 We have used our Household Telephone Interview Survey (Appendix 3) to examine customers’ views and 

usage of Southend.  The key results are summarised below: 

 

• The majority of shoppers indicated that they liked Southend on Sea town centre because of 

proximity reasons, in that it was close to home (24% of all survey respondents) or that they like 

nothing or very little about the town centre (22% of all survey respondents). 
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• The most frequently mentioned things that shoppers specifically like about Southend on Sea is the 

range of non-food shops (13%), followed by the nice environment (4%), the shopping centres (3%), 

easy accessibility by car (2.5%) and traffic free shopping area (2.5%).   

• Shops that were particularly highlighted as being favoured include Debenhams, Hennes, Marks 

and Spencer and Sainsbury’s.   

• The majority of shoppers also highlighted very little that they disliked about Southend on Sea town 

centre (30%).  Mirroring shoppers likes, most frequently mentioned dislikes included the poor 

range of non-food shops (17%), the unattractive environment (13%), the difficulty of parking near 

the shops (5%), poor security (3.5%), the large size of the centre (3%), car parking (3%) and the 

centre is too busy (3%). 

• In terms of actions which could be taken to improve Southend on Sea town centre, respondents 

had a range of suggestions.  The most frequently mentioned action was more large stores e.g. 

department stores (11%), followed by more higher quality shops (8%), more/ better/cheaper car 

parking (12%), cleaner/better maintained streets (9.5%), more covered shopping malls (5%) and 

more shops (5%). 

• Specific shops that respondents ideally would like to see in Southend included more department 

stores (26%), Keddies (6%), John Lewis (5%) and more fashion, clothes and shoes stores (12%). 

 

 X )  CR IME  

 

2.36 We have not undertaken any specific survey work on safety and security in Southend on Sea town centre.  

Our Household Interview Survey indicates limited concerns from shoppers about safety and security. 

 

XI )  STATE  OF  THE  TO W N  CE N T R E  E N V IRO NME N T 

 

2.37 Most of the High Street in Southend is pedestrianised and is currently undergoing significant regeneration.  

The SSHAPE project (Southend Seafront High Street and Pier Enhancement) is focused on improving the 

physical aspects of the central areas of Southend.  The project has a combined value of over £17m with 

£5m being funded from the European Union via Objective 2 money.  In the town centre, the programme 
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involves the installation of co-ordinated seating, bins, lamp posts, landscaped areas and public art.  New 

kiosks will be introduced into the High Street, along with electronic information points and video screens.  

Sections of paving are also being replaced as is current landscaping.  This will be a significant 

improvement to the town centre.  

 

SOUTHEND ON SEA OUT OF CENTRE 

 

 I )  FOO D S TO RE S  

 

2.38 Southend on Sea has two main out of centre food superstores; Waitrose, Eastern Avenue and Tesco, Prince 

Avenue (Plan 2).  Both these stores were identified through the Local Plan process.  Waitrose is located to 

the north-east of the town centre, off the A1159, on the edge of the urban area.  Tesco is located to the 

north-west of the town centre, off the A127, on the edge of the urban area. 

 

2.39 The Waitrose Eastern Avenue opened in October 1994.  It is the Waitrose ‘Food and Home’ format, with 

approximately 40% of the store dedicated to non-food items, including garden furniture, kitchenwares, 

CDs, books, household textiles, curtains, small electrical items and toys.  The remainder of the store is a 

foodhall which has a fish counter, a butchers, patisserie and a meals in minutes counter.  The store has a 

café, kiosk, photo processing, dry cleaning and a post office. 

 

2.40 The Waitrose store has extensive surface car parking and there is a petrol filling station located adjacent to 

the store.  Externally the store appears modern with attractive glazing and landscaping.  At the time of our 

visit, the store appeared fairly busy.  However, there were no queues for the check outs and the aisles were 

not congested or over crowded. 

 

2.41 The Tesco store opened in February 1995.  Whilst it is slightly smaller than the Waitrose store, it is still a 

large, fully conforming food superstore.  The store is open 24 hours and has an associated petrol filling 

station and extensive surface car parking.  The store has a range of facilities in-store including photo 

processing, a kiosk and a pharmacy.  The range of food counters include a delicatessen, butcher, 
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fishmonger and bakery.  The store also sells an extensive range of non-food items including, childrens and 

adults clothing, electrical items, CDs, toys, cards and books.  It also has a customer coffee shop.  During 

our site inspections the store was busy, the car park was relatively full and all the check-outs were in use.  

 

2.42 In addition to these two out of centre main food superstores, Southend on Sea has several discount food 

retailers including Aldi, Eastern Avenue;  Lidl, Woodgrange Drive;  and Lidl, Greyhound Retail Park (Table 

2.7).  The Tesco Express petrol filling station on Southchurch Road also appears very popular from our 

Household Telephone Interview Survey results.  Other convenience provision in Southend includes a range 

of District and Local Centres.  As detailed in Section 3, we have considered the Asda superstore at North 

Shoebury, the Safeway store at Eastwood and the Safeway store on London Road, Leigh on Sea.  Southend 

also has a range of other smaller Co-op, Iceland and Somerfield stores although these serve mainly local 

shopping needs. 

 

2.43 In order to understand the geographical distribution of main foodstore provision in the Borough of 

Southend, we have examined the 5 minute drive times of the main foodstores including Waitrose, Eastern 

Avenue; Tesco, Prince Avenue; Safeway, Eastwood; Safeway, Leigh on Sea; Asda, North Shoebury; and 

Sainsburys, Southend on Sea town centre.  These drive times are set out on Plan 3.   

 

2.44 It is evident that much of the Borough is within 5 minutes of a main foodstore, particularly in the western 

part of the Borough, where there appears to be a degree of overlap between the 5 minute drive times of 

Sainsburys, Tesco, Safeway and Waitrose.  An area with more of a deficiency is to the east of Southend 

town centre.  Whilst this area is partly served by Waitrose and Asda, some parts, particularly around 

Southchurch and Thorpe Bay, are not within a 5 minute drive of a main foodstore.  Although there is local 

provision in these areas, including a small Honeycombe store at Thorpe Bay and a Lidl store on 

Woodgrange Drive, the popularity for example of the Tesco filling station on Southchurch Road reinforces 

our view on the deficiency in existing provision. 
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 TA BL E  2 .7 :  OUT  OF  CENTRE  M AI N  FOO D  S UPE RS TO RE S  

 Opened Gross Net Car Parking 
Spaces 

Check Outs 

Waitrose, Eastern Avenue Oct 1994 7,690 4,800 796 25 

Tesco, Prince Avenue Feb 1995 6,500 4,180 636 31 

Aldi, Eastern Avenue Nov 1995 N/A 1,200 100 5 

Lidl, Woodgrange Drive Nov 1995 N/A 800 N/A N/A 

Lidl, Greyhound Retail Park Jul 2000 1,400 800 N/A N/A 

Tesco Express, Southchurch Road Jun 2001 300 200 N/A 4 

 Source:  IGD (2002), Southend on Sea Borough Council (2001) 

 

 I I )  RE TAI L  WA REHO US ES  

 

2.45 Southend on Sea now has three retail warehouse parks:  Airport; Greyhound; and London Road.  All three 

are located relatively centrally (Plan 4).  The Airport Retail Park is just outside the Borough boundary in 

Rochford District.  The Greyhound Retail Park is located to the north-east of the town centre, on Sutton 

Road.  The London Road Retail Park is located just to the north-west of the town centre (Table 2.8).   

 

2.46 The Airport Retail Park opened in March 1997.  It provides approximately 8,500 sq m of floorspace in 

seven units.  All of the units are occupied and the current occupiers include Staples, PC World, Allied 

Carpets, Harveys, Youngs, Carpet Right and Pets at Home.  There is also a McDonalds Drive-Thru.  Whilst 

the retail park provides modern facilities with ample surface level car parking, the range of goods on offer 

is relatively limited.  This combined with its somewhat inaccessible location may account for the fact that it 

was not particularly busy at the time of our on-site surveys.   

 

2.47 The London Road Retail Park originally comprised only a Homebase store of approximately 5,000 sq m 

which opened in January 1986.  The Retail Park was developed in December 2000, with the addition of 

two units, which are currently occupied by Currys and Tiles R Us.  The new units provide modern retail 

warehousing facilities with some adjacent surface level car parking.  Subsequent to our survey, the 

Homebase store, a first generation Texas store, has been refurbished to include kitchen, bathroom, lounge, 

dining room, bedroom display areas, and a garden centre.  The inter relationship between the two new 

units and the original Homebase is limited and shoppers are likely to drive between the two. 
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2.48 The Greyhound Retail Park is a first generation retail warehousing scheme and the overall appearance of 

the retail park is dated.  The current occupiers are also no longer bulky goods retailers and instead are 

focused on a more discount offer.  Occupiers include Poundstretcher, Farmfoods, Lidl, What Everyone 

Wants and Matalan.  The Matalan store is a freestanding unit, whereas the remaining occupiers are all in a 

single shed which appears to have been sub-divided.  The retail park also has a Bottoms Up off licence 

fronting onto Sutton Road and to the rear of the retail park there is a relatively large Travis Perkins store 

located amongst industrial units.  This sells a range of DIY materials, timber, patio slabs and fencing. 

 

2.49 In addition to these stores, there are a few other solus retail warehouses within the Borough.  These include 

Jewsons and Halfords on London Road and Jewsons on Stock Road.  There is also a B&Q store on Short 

Street to the north of the town centre.  This store is adjacent to the railway station.  It is B&Q Supercentre 

format, selling a range of DIY goods.  It also has a garden centre, a kitchen and bathroom display area 

and sells a range of gardening accessories and furniture.  The store is dated but does appear popular and 

has a relatively extensive and well used surface car park to the front and side of the store.   

 

2.50 We have examined the drive times from the three retail warehouse parks in the Borough.  On the basis of a 

10 minute drive it is evident that much, but not all, of the Borough is within the vicinity of some retail 

warehouse facilities (Plan 5).  However, the range and choice of bulky goods stores within the Borough is 

limited and those stores that are available are somewhat dated, largely being first generation retail 

warehouse facilities.   
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TA BL E  2 .8 :   O U T OF  CENTRE  RETA IL  WA R EHO USE  P A RKS  

Airport Retail Park 

Harveys Furnishings 

Pets at Home Pets goods 

Allied Carpets Carpets 

PC World Computers 

Staples Office wares 

Carpet Right Carpets 

Youngs Sofas 

Greyhound Retail Park 

Poundstretcher Household goods 

Farmfoods Frozen food 

Lidl Discount food 

What Everyone Wants Clothing 

Matalan Clothing 

Bottoms Up Off-licence 

London Road Retail Park 

Homebase DIY 

Currys Electrical 

Tiles R Us Tiles 

 Source:   Southend on Sea Borough Council (2001), CB Richard Ellis (2002) 

 

SUMMARY  

 

2.51 In our work on the Structure Plan TCRP Study, we concluded that Southend on Sea town centre was vital 

and viable, and we see no reason to alter our conclusion.  The diversity of uses in Southend on Sea town 

centre reflects its function as a sub-regional shopping destination, focusing on comparison goods 

provision.  Whilst retailer representation is mainly mid market, Southend has a range of key attractors 

including Debenhams, Marks & Spencer, BHS, Woolworths and Littlewoods.  The majority of high street 

fashion retailers are also represented, including a new Gap store in part of the former Keddies department 

store building. 

 

2.52 Prime retail rental values in Southend have fluctuated slightly over the last few years, however, they are 

slightly above regional and national averages.  Prime retail yields for Southend have also improved slightly 

more recently, as has the vacancy rate for Southend.  Southend is highly accessibly by public transport 

including bus and train and the town centre has a range of car parking provision including multi-storey 
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and surface car parks.  The main issue with regard to car parking appears to be accessibility, rather than a 

lack of facilities.   

 

2.53 Shoppers like Southend on Sea because of its proximity to home, range of non-food shops and the 

attractive environment.  However, the issues most frequently mentioned include the lack of non-food shops 

and the environment.  Most frequently mentioned actions to improve the town centre include the provision 

of more department/larger stores and more fashion/clothing/footwear stores and more/better/cheaper car 

parking and cleaner/better maintained streets.   

 

2.54 The refurbishment and regeneration of the town centre environment via the SSHAPE project is likely to 

significantly enhance Southend on Sea town centre.  We envisage that this will have positive spin-off 

benefits for existing retailers and is likely to encourage new users into the town centre. 

 

2.55 The range of foodstores in Southend includes all of the main operators (Tesco, J Sainsbury, Asda, Safeway 

and Waitrose), with the exception of Morrisons, in conjunction with a range of discounts and smaller stores 

including Somerfield, Co-op and Iceland.  Two of the main out of centre foodstores are relatively new 

having come forward through the now adopted Local Plan process.  Other provision, including that in the 

District Centres of Eastwood, North Shoebury and Leigh on Sea and the town centre itself, is slightly more 

dated.  Overall, whilst the six main foodstores in the Borough provide relatively comprehensive provision, 

there is a deficiency in the east of the Borough, in the vicinity of Southchurch and Thorpe Bay. 

 

2.56 Southend has three retail warehouse parks and a few solus warehouses.  Overall the range and choice of 

bulky goods facilities is quite limited.  A number of the stores are dated and first generation facilities.  The 

offer at the Greyhound Retail Park is largely discount and non-bulky goods.  The offer at the Airport Retail 

Park is mainly carpets, furnishings and computers/office wares.  The location of this park, just inside 

Rochford District, is also somewhat inaccessible.  Both the Homebase and B&Q stores are small and dated, 

particularly in comparison with modern state of the art warehouse provision.  There is therefore a 

qualitative deficiency in existing retail warehouse provision in the Borough. 
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3. QUALITATIVE ASSESSMENT OF DISTRICT CENTRES 

 

3.1 In this section we present our qualitative assessment of the District Centres in the Borough.  We have 

updated our assessment of the larger centres of Westcliff on Sea and Leigh on Sea that was carried out as 

part of the Structure Plan TCRP Study.  We have also assessed the other two District Centres identified in the 

Local Plan: North Shoebury and Eastwood.  Our assessment focuses on the economic health of these 

centres, to complement our capacity assessment, rather than a detailed health check or audit of each 

centre. 

 

WESTCLIFF ON SEA 

 

3.2 Westcliff on Sea (hereinafter referred to as Westcliff) lies within the urban area of Southend on Sea, 

approximately 3km west of Southend on Sea town centre.  The centre is based on traditional ‘high streets’ 

which cover a relatively extensive area.  The main shopping provision is on Hamlet Court Road and 

London Road and the adopted Local Plan reflects this defining the centre relatively narrowly, covering an 

area on Hamlet Court Road from Canewdon Road to the junction with London Road and a small area on 

London Road from Ceylon Road to Richmond Avenue. 

 

3.3 Experian Goad have not updated their survey information of Westcliff since our Structure Plan work.  

Therefore we have used their survey data from March 2001.  Experian Goad indicate that Westcliff has 

333 retail and service units, which provide approximately 52,500 sq m of ground floor floorspace.  

Approximately 4,400 sq m is in convenience goods uses, 23,800 sq m in comparison goods uses, and the 

remainder in service uses (14,500 sq m) or vacant (9,400 sq m) or in miscellaneous uses (400 sq m).  

Table 3.1 sets out the uses in Westcliff by the number of units and the amount of floorspace. 

 

3.4 The number of convenience outlets and the amount of convenience floorspace in Westcliff is below 

average.  According to Experian Goad the centre has 22 outlets selling convenience goods. Although this is 

less than the number of convenience outlets in Leigh on Sea, all the convenience categories are 

represented including several off licences, supermarkets/general convenience stores, newsagents, 

greengrocers, fishmongers, butchers and bakers. 
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TA BL E  3 .1 :   D I V ERS ITY  OF  USE S  

 Retail Composition 

 

Floorspace  

(000’s) 

Retail Trade Group Outlets 
Number 

% 

of all outlets 

GB Average 
% 

Sq m % of all 
floorspace 

GB Average 
% 

Convenience 

Comparison 

Service 

Vacant 

Miscellaneous 

22 

141 

108 

59 

3 

6.61 

42.34 

32.43 

17.72 

0.90 

9.28 

48.76 

29.54 

10.93 

1.49 

4,357 

23,857 

14,548 

9,374 

3,62 

8.30 

45.44 

27.71 

17.86 

0.69 

15.06 

54.69 

20.31 

8.46 

1.48 

TOTAL 333   102.01   

 Source:  Experian Goad Centre Report, March 2001 

Note: GB average % is based upon all towns surveyed by Experian Goad 

 

3.5 In terms of comparison goods, Westcliff has a below average number of outlets and proportion of 

floorspace.  This reflects its more local shopping function.  Conversely, the number of units and amount of 

floorspace in service uses is above average.  The main comparison goods categories represented are 

furniture, carpets and textiles; DIY, hardware and household goods; electrical, home entertainment, 

telephones and videos; and mens and boyswear.  The centre also has an above average representation of 

restaurants, cafes, fast-food and take-away outlets; hairdressing, beauty and health salons; laundrettes 

and dry cleaners; and estate agents.  

 

3.6 The main convenience offer in Westcliff is a small Budgens store, a small Co-op store and a small 

Somerfield store.  Budgens and Co-op are on Hamlet Court Road and therefore within the Defined 

Shopping Centre.  Somerfield is located on London Road, within the Secondary Shopping Frontage.  None 

of the convenience stores are likely to cater for main food shopping, rather they will be used more for 

everyday top-up food and convenience goods shopping.   

 

3.7 In terms of national multiple comparison operators, Westcliff has a small Boots the Chemist and a Lloyds 

Pharmacy.  The majority of other operators are independent.  Westcliff has some quality outlets including 

independent household goods and china store R Havens, and B&R Barnes a fitted kitchen and bathroom 

shop.  Outside the Defined Shopping Centre, particularly on London Road there are a number of specialist 

outlets such as Danceland (dancewear), Young Brides (bridal wear), Classic Brass Company (brassware) 

and Allegro Music (musical instruments).   
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3.8 Westcliff has several national multiple restaurants including KFC, Pizza Hut, Wimpy and Perfect Pizza.  

There are also a range of independent public houses and restaurants, including several more modern/ 

quality Indian and Chinese restaurants.  Westcliff appears to be fulfilling its district centre service with 

representation by most of the ‘high street’ banks and building societies (Barclays, HSBC, Halifax, Natwest, 

Nationwide, Lloyds).  Other services include video hire (Blockbuster Video), estate agents, opticians, betting 

offices (Corals and Ladbrooks), travel agents (Thomas Cook), drycleaners, hairdressers and beauty salons.   

 

3.9 Westcliff had a particularly high vacancy rate at the time of the last Experian Goad survey.  In our Structure 

Plan work, we noted that it had the highest vacancy rate of all centres in the Structure Plan area at 17.7% 

(59 vacant units).  This was above the Experian Goad national average vacancy rate of 11%.  The vacant 

units in Westcliff are relatively scattered.  At the time of the last Experian Goad survey just over one-third of 

the units within the defined centre were vacant.  There were significant numbers of vacancies to the south of 

the defined centre, both on Hamlet Court Road and on Station Road.   

 

3.10 We have spoken to several local agents regarding the commercial property market in Westcliff.  They are 

overwhelmingly of the opinion that the centre is improving and currently enjoying something of a 

renaissance, since its deterioration in the early 1990s.  We have noted that there has been a take up of 

units since our Structure Plan work, for example two vacant units adjacent to the Budgens store have been 

converted into the China Garden restaurant.  Local agents consider that Westcliff is improving because of a 

combination of factors, including general improvements in the property market and because of an overspill 

from Leigh on Sea where properties are now very difficult to obtain.  

 

3.11 Local agents have indicated that the take up of units is now extending from the prime pitch on Hamlet 

Court Road into more secondary areas such as London Road. However, the relative deficiency of the 

southern part of the centre was highlighted.  The long-term vacancy of the former Queens Hotel site to the 

south of the centre, abutting the railway line was considered to detract from the vibrancy of Westcliff.  We 

understand that this has now been bought by McCarthy & Stone and is being developed for retirement 

units which could enhance the southern part of the centre. 

 

3.12 Westcliff is easily accessible by car, public transport and foot.  Due to the traditional linear format of the 

centre, off street car parking is limited.  There is a small car park to the south of the centre off Station Road 
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at the railway station.  There are two car parks to the north of the centre, to rear of Boots the Chemist and 

at the junction of Hamlet Court Road and London Road.  In addition to these, there are some limited on-

street parking facilities.   

 

3.13 Bus stops are located intermittently and conveniently along Hamlet Court Road and London Road and 

Westcliff railway station, connecting through to Southend Central and London Fenchurch Street, is located 

at the southern end of Hamlet Court Road.  The bus services and facilities on London Road and at the 

junction of London Road and Hamlet Court Road are subject to significant improvement (including bus 

priority measures at junctions, new high quality bus shelters and bus lay-bys, and real time passenger 

information telematics) as part of Phase 1 of the A13 Passenger Transport Corridor Improvement Scheme 

(LTP funded), which is expected to be completed in mid 2003.  The Hamlet Court Road Enhancement 

Scheme is currently being finalised between the Council and various partners, and is expected to be 

implemented from January 2004 onwards.  This will bring a range of environmental, highway, and 

parking improvements to reinforce the renaissance of the centre.  Due to the traditional layout of the centre 

and proximity of surrounding residential areas, pedestrian accessibility is relatively good.  It is, however, 

diluted by the extent of the centre which reduces its attractiveness for walking.   

 

LEIGH ON SEA  

 

3.14 Leigh on Sea (hereinafter referred to as Leigh) is situated to the south of the A13, west of Westcliff, 

although still within the suburbs of Southend on Sea.  It is approximately 5km west of Southend on Sea 

town centre.  Leigh is a very pleasant and attractive historic centre, based on several traditional streets.  The 

main shopping provision is provided on The Broadway and Elm Road.  The Local Plan reflects this defining 

the shopping centre as the area on The Broadway between the junction with Radcliff Drive and Elm Road 

and the area on Elm Road as far north as Rectory Grove and North Street.   

 

3.15 As in Westcliff, Experian Goad have not updated their survey information since our Structure Plan work.  

We have therefore used the survey data from March 2001.  Experian Goad indicate that at that time Leigh 

had 280 units in retail and services uses.  They provided approximately 38,200 sq m of ground floor 

floorspace.  Approximately 4,500 sq m is in convenience goods uses, 21,900 sq m in comparison goods 

uses and the remainder in service uses (9,100 sq m), vacant (1,800 sq m) or in miscellaneous uses (800 sq 
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m).  Overall Leigh has less floorspace than Westcliff.  Whilst the amount of convenience and comparison 

floorspace is broadly similar to Westcliff, overall amount is lower because Leigh has considerably less 

floorspace in service uses and vacant.  Table 3.2 sets out the uses in Leigh on Sea by the number of units 

and the amount of floorspace. 

 

TA BL E  3 .2 :   D I V ERS ITY  OF  USE S  

 Retail Composition 

 

Floorspace  

(000’s) 

Retail Trade Group Outlets 
Number 

% 

of all outlets 

GB Average 
% 

Sq m % of all 
floorspace 

GB Average 
% 

Convenience 

Comparison 

Service 

Vacant 

Miscellaneous 

28 

159 

76 

16 

1 

10.0 

56.8 

27.1 

5.7 

0.4 

9.28 

48.76 

29.54 

10.93 

1.49 

4,543 

21,906 

9,151 

1,830 

790 

11.9 

57.3 

23.9 

4.8 

2.1 

15.06 

54.69 

20.31 

8.46 

1.48 

TOTAL 280   38,220   

 Source:  Experian Goad Centre Report, March 2001 

Note: GB average % is based upon all towns surveyed by Experian Goad 

 

3.16 The number of convenience outlets in Leigh is very slightly above average, but the amount of convenience 

floorspace is below average.  According to Experian Goad, the centre has 28 outlets selling convenience 

goods, these include a mix of convenience goods categories such as delicatessens, greengrocers, butchers, 

fishmongers, bakers, newsagents and off licences.  Leigh also has an above average number of units and 

proportion of comparison goods floorspace.  Most comparison goods categories are represented in Leigh, 

including uses such as clothing and footwear and gifts and jewellery, which are more usually located in 

larger, higher order comparison shopping destinations such as Southend on Sea town centre.  The number 

of service outlets in Leigh is slightly below average, although the amount of floorspace is slightly above 

average.  Overall, the centre has good representation particularly in the restaurant and bar category and 

in the banks and estate agents category.   

 

3.17 Retailer representation in Leigh is mainly independent operators rather than national multiple operators.  

This is similar to Westcliff, although the quality of retailers in Leigh is generally higher.  For example Leigh 

has a range of quality/designer ladies, mens and childrens wear boutiques, art galleries, antique shops 

and interior design/homewares stores.  In terms of national multiple comparison retailers, Leigh has a 

Woolworths store and Chemys Chemist.   
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3.18 The main convenience goods store in Leigh is a small Co-op supermarket located at 14-22 The Broadway.  

The store provides approximately 300 sq m gross of retail floorspace and 200 sq m net sales.  There is 

also a Costcutter store on The Broadway.  Neither of these convenience stores are likely to cater for main 

food shopping.  Other retailers which add to the quality representation in Leigh include independent 

delicatessens such as Sages and Leigh Deli and independent fishmongers, butchers, bakers and 

greengrocers. 

 

3.19 In our quantitative assessment, we have reviewed the performance of Safeway, London Road.  This store is 

about half a mile from The Broadway in Leigh.  Whilst it is not a fully conforming convenience superstore 

with a range of facilities in addition to groceries, it is likely to meet the main bulky food shopping needs of 

some of the residents of Leigh. The store opened in 1981 and provides 2,400 sq m gross and 1,480 sq m 

net of retail floorspace.  It has 10 check-outs and a delicatessen, bakers and kiosk.  The car parking 

facilities at the store are not ideal.  There is a small car park raised up over the store which is accessed 

from the store via lifts and by car via side-streets.   

 

3.20 Leigh has a range of quality restaurants and bars which are run by independent operators such as Ugo’s, 

Bombay Spice and Café Rococo.  There is a Wimpy fast food take away restaurant on The Broadway and 

several public houses scattered throughout the centre.  Like Westcliff, Leigh provides a range of 

independent services including hairdressers/beauty salons and dry cleaners. It also has representation of 

the high street banks (Natwest, HSBC, Halifax, Barclays, Nationwide, Woolwich, Lloyds TSB and Abbey 

National), travel agents (Lunn Polly and Travel Choice), and local and independent estate agents and 

opticians.   

 

3.21 We are only aware of limited retailer requirements for Leigh on the Focus Property Database.  In August 

2002 there were three requirements including Aldi stores, Banardos Charity Shop and Pizza Express.  In 

general, however, the Focus Database is unlikely to be representative of the demand for a centre such as 

Leigh as much of the demand is likely to be from local independent operators whose requirements would 

not be published.  We have spoken to local agents operating in the commercial property market in Leigh.  

They have indicated that units, particularly in The Broadway are very popular, with considerable interest 

and demand for units, although very few become available.  Local agents have indicated that difficulty with 

obtaining units on The Broadway has resulted in take up on Leigh Road. 
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3.22 According to the Experian Goad survey, Leigh had a low vacancy rate in March 2001.  At this time there 

were sixteen vacant units, equating to a vacancy rate of 5.7%.  This is below the Experian Goad national 

average vacancy rate of 11%.  Similarly the proportion of vacant floorspace is also below average.  This is 

an indication that the centre is performing particularly well.  In March 2001, approximately half of the 

vacancies were in the Defined Shopping Centre.  A number of these have now been taken up including for 

example a large new hairdressers on Elm Road and a pizzeria (Irma’s) adjacent to this.  There are now very 

few opportunities for further provision in Leigh.  We are not aware of any development opportunities in the 

centre. 

 

3.23 In terms of accessibility Leigh, like Westcliff is accessible by car, public transport and foot.  The popularity 

of the centre generates significant volumes of traffic, particularly along Elm Road and The Broadway.  

Whilst on-street car parking is available on The Broadway and Broadway West, this is very popular.  There 

is very limited off-street parking, with only one car park to the north of the centre on Elm Road and as such 

traffic generation within the centre is compounded by traffic circulating in order to identify car parking 

spaces.  As such conflict between vehicles and pedestrians could be a deterrent to pedestrian accessibility.  

Traffic calming works which are currently underway should go someway towards addressing this.   

 

NORTH SHOEBURY 

 

3.24 North Shoebury District Centre is located in the eastern part of the Borough of Southend on Sea.  It is just 

off North Shoebury Road (A13). The District Centre is based upon a large Asda superstore, with a number 

of small unit shops adjacent to it.  Table 3.3 indicates the range of uses at North Shoebury District Centre.  

It is evident that the majority of unit shops are in service uses, including video hire, hairdressers, travel 

agents, take away, dry cleaner and opticians. 
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TA BL E  3 .3 :   NO R TH SHOEBURY D ISTRI C T  CE N TRE  

Fascia Use Category 

Asda Foodstore Convenience 

Cue and Rest Social club Service 

Ace of Cards Card shop Comparison 

Templeman  Opticians Service 

Choices Videos Video hire Service 

Hair Care Shop Hairdressers Service 

ABC Travel Travel agent Service 

Fish n Chicken Take away Service 

Dry Cleaning Plus Dry cleaning Service 

Vacant - - 

Parsons Barn Public house Service 

Source: CB Richard Ellis, July 2002 

 

3.25 The Asda store opened in December 1981 and is therefore now relatively dated.  It provides approximately 

6,900 sq m gross and 3,900 sq m net of retail floorspace.  The store has an extensive range of non-food 

goods, including George Clothing, CDs, videos, stationery, gardenwares, beachwares and kitchenwares.  

The store also sells a comprehensive range of groceries.  In-store counters include Hot Chicken, Curry Pot, 

pizza, fish, bakery and delicatessen.  The store also has a pharmacy, kiosk and café.  It is therefore likely to 

meet most of shoppers needs in a single destination.  The store has an extensive (600 spaces) surface level 

car park which appears very popular.  The store is also served by local bus routes and there are cycle 

parking and pedestrian walkways.   

 

EASTWOOD DISTRICT CENTRE 

 

3.26 Eastwood District Centre is located in the north west of the Borough.  The centre is relatively inaccessible 

and is located on Western Approaches which is within a largely residential area.  The District Centre is 

based upon a Safeway food store.  There are three other small units adjacent to this store, one of which is 

vacant, and the other two are occupied by service uses as a hairdressers and dry cleaners.   
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 TA BL E  3 .4 :   E AS T WOO D  DIS TR ICT  CE N T RE 

Fascia Use Category 

Safeway Foodstore Convenience 

Smart Scissors Hairdressers Service 

Aaron Dry cleaners Service 

Vacant - - 

Loyal Toast Public House Service  

Source: CB Richard Ellis, July 2002 

 

3.27 The Safeway store opened in June 1980.  It is a purpose built store with adjacent surface level car parking 

(250 spaces).  The store provides approximately 2,400 sq m gross and 1,700 sq m net of retail floorspace.  

It has a limited non-food provision, although it does provide a pharmacy.  There is also a kiosk, but no 

café.  The store appears relatively popular, although it only serves a localised catchment area.   

 

SUMMARY 

 

3.28 Southend on Sea has four quite varied District Centres.  Westcliff on Sea is the largest of these centres, 

whilst it has for a number of years been overshadowed by Southend on Sea town centre, it is now enjoying 

something of a renaissance and is functioning more strongly, serving the local shopping needs of the 

surrounding area.  However the centre lacks a quality main foodstore.   

 

3.29 Leigh on Sea is clearly the most vibrant of the District Centres in the Borough.  It has the most upmarket 

and quality offer serving convenience, comparison and service needs of the neighbouring community.  Like 

Westcliff, it does not have a main food store.  It does however benefit from supermarket facilities on 

London Road.  The main concern in the future will be to ensure that Leigh on Sea does not overheat.  In 

particular, there is very limited car parking and this does create vehicular and pedestrian conflict as car 

drivers circulate to identify car parking spaces.   

 

3.30 North Shoebury and Eastwood District Centres are based upon convenience stores with only several small 

adjacent unit shops.  They both appear to serve an important local shopping function, providing for both 

bulky main and top-up food and convenience shopping.  They also have some service facilities sufficient to 

meet local needs. 
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4. QUANTITATIVE ASSESSMENT OF SOUTHEND ON SEA 

 

4.1 In this section we examine the current performance of shopping destinations in the Borough of Southend 

on Sea in quantitative terms.  We have assessed the convenience and comparison goods performance of 

Southend on Sea town centre and out of centre.  This quantitative assessment forms a key input into our 

consideration of the need for further retail floorspace in the Borough.    

 

4.2 In order to carry out our quantitative assessment we have used a conventional and widely accepted step-

by-step methodology.  This draws upon the results of a household telephone interview survey of existing 

shopping patterns, which enables us to model the existing flows of available expenditure to each centre.  

To summarise, we have: 

 

• calculated a total amount of convenience and comparison goods expenditure which is available 

within the postcode areas comprising the Southend survey area; 

• allocated the available expenditure to the convenience and comparison goods shops in each 

centre, drawing on the results of the household interview survey of shopping patterns, so as to 

provide estimates of current sales and forecasts of future sales; 

• compared the total expenditure attracted to each centre with existing retail floorspace, to assess 

sales densities in each shopping destination and the degree of under or over trading.   

 

4.3 Once we have established this baseline position we then explore the capacity for further retail floorspace.  

The results of all the modelling are set out in Tables 1-25, Appendix 4. 
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DATA INPUTS 

 

 I )  SURVEY  A RE A A N D  HO USE H O L D INTERVI E W SURVE Y   

 

4.4 In order to provide detailed information on the current shopping patterns in Southend on Sea Borough, we 

commissioned a new household interview survey covering 1,000 households.  The survey questionnaire 

was designed by CB Richard Ellis, in consultation with council officers, and interviewing and data 

processing was undertaken by Research & Marketing Ltd.   The survey questionnaire and results are 

included in Appendix 3. 

 

4.5 The survey sought to determine shopping habits of households for both convenience and comparison 

goods.  Where necessary, the survey results have been re-based to remove inappropriate responses, such 

as catalogue/internet/mail order shopping, shopping abroad and ‘don’t shop’ for particular goods.  In 

some cases the survey results have also been adjusted to account for anomalies that we have identified 

based on other collaborative evidence. 

 

4.6 For food and convenience goods, the household interview survey included questions on main and top-up 

food and convenience goods shopping.  The modelling uses weighted averages of the responses to these 

questions; weighting the responses to each category according to our estimate of the relative expenditures 

in each.  The survey also included seven questions on specific comparison goods types which coincide with 

the Unit for Retail Planning Information (URPI) definitions of comparison goods expenditure.  Accordingly 

the modelling uses the weighted averages of the household survey responses for each goods type based on 

the proportion of per capita expenditure on that goods type. 

 

4.7 The Southend survey area is illustrated on Plan 1.  It covers a relatively wide area, extending slightly beyond 

the original Drivers Jonas survey area, to include the eastern fringes of Basildon and parts of Wickford.  

The survey area has been subdivided into 10 zones, based on postcode sectors. 
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I I )  EST IMA TE S  OF  P OP UL ATI O N  I N TH E  S U R VEY  A R EA   

 

4.8 Population estimates and forecasts for each of the survey zones were prepared from the MapInfo system.  

Overall the population of the whole survey area is currently 417,538.  It is forecast to rise to 422,907 by 

2006, an increase of 1.3%.  Subsequently, population is forecast to increase by a further 1.4%, reaching 

429,002 by 2011, and then by 1.3% to 434,775 in 2016 (Table 1). 

 

I I I )  AVAIL A BL E  EXP E N DI T URE  IN  TH E  SURVE Y  AREA 

  

 

4.9 MapInfo estimates of per capita expenditure on convenience and comparison goods have been prepared.  

These are in 1997 prices and an individual estimate has been prepared for each survey zone, to reflect any 

variations in affluence across the catchment area.  It is evident that the outer parts of the catchment 

including the fringes of Basildon and Foulness Island are the least affluent, whereas areas including Leigh 

on Sea, Hadleigh, Rayleigh and Wickford are more affluent.    

 

4.10 We have updated the expenditure forecasts to 1998 prices and made a deduction for special forms of 

trading.  We have then multiplied expenditure per capita by the (growing) population in the survey area to 

generate available expenditure data for 2002, 2006, 2011 and 2016.  As suggested in the URPI Brief 

99/2, we have assumed growth in available expenditure at 0.1% per annum for convenience goods.  Our 

figure of 3% per annum for comparison goods has been revised downwards from the URPI suggestion of 

3.6% to make an allowance for special forms of trading, in particular internet shopping.  The available 

expenditure figures therefore reflect growth in population and expenditure.    

 

4.11 The available convenience goods expenditure in the Southend survey area is currently £570m.  It is forecast 

to increase by approximately 6% to reach £602m by 2016.  The available expenditure on comparison 

goods in the same area is currently £901m.  It is forecast to increase by about 57% to reach £1,420m by 

2016 (Table 2b). 
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IV )  FLOO RSP A CE  DA TA 

 

4.12 The comparison and convenience goods floorspace data used in our modelling has been drawn from a 

variety of different sources, including Experian Goad, the Institute of Grocery Distribution (IGD) Report and 

Southend on Sea Borough Council.  The use of a number of different data sources could have affected the 

accuracy of the data and subject to resources, we would recommend that the Borough Council undertakes 

a shop floorspace survey to update this data.  This would enable a more accurate basis for any future 

modelling and monitoring work that the Council undertakes. 

 

V)  EST IMA TE D  COM PA NY  A V ERAGE  S ALE S  D E NSI T I ES  

 

4.13 Estimated average company sales density figures for the main food stores have been drawn from retail 

research by Verdict Research Ltd 2001.  These are at 1998 prices and include VAT.   

 

 SOUTHEND ON SEA TOWN CENTRE CONVENIENCE GOODS ASSESSMENT 

 

4.14 We have estimated the draw of Southend town centre for convenience goods (Table 3).  It is evident that 

Southend on Sea’s catchment for convenience goods shopping focuses on those areas immediately 

covering the town centre.  The highest trade draw for convenience goods is in Zone 7, where the town 

centre draws 42% of total convenience spending.  Zone 8 is the next most significant catchment zone, with 

34% of convenience expenditure going to Southend town centre, followed by Zone 6 with 11%.  Beyond 

this, the market shares fall off to less than 4% in the remainder of the survey zones.  The main draw in 

Zone 7 is to Sainsbury’s which draws 31% of convenience expenditure.   

 

4.15 Based on these shopping patterns, we have calculated the current total convenience goods turnover of 

Southend town centre as approximately £66m (Table 4).  With this level of turnover and a net sales 

floorspace of approximately 7,000 sq m, Southend currently has a convenience goods sales density of 

approximately £9,600 per sq m net (Table 5).  We consider that this sales density is above estimated 

company average sales densities for the principal and local food stores in the town centre (estimated at 

£8,400 per sq m net).   
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4.16 The above average level of trading is largely as a result of the performance of Sainsbury’s in Southend 

town centre.  We estimate that the store currently has a convenience goods turnover of approximately 

£46m, whereas if it were trading at company average levels we would expect the turnover to be closer to 

£37m.  From our observations in the store it appeared busy.  The entrance/kiosk area in particular was 

congested, and the majority of check outs in use.     

 

4.17 Overall, we consider that there may be some scope to enhance convenience goods provision in Southend 

on Sea town centre.  The existing above average performance of the town centre convenience goods stores 

results in capacity for approximately 900 sq m net of additional floorspace by 2006.  This increases slightly 

to approximately 1,000 sq m by 2011 and to approximately 1,100 sq m by 2016 (Table 5).  We are not 

aware of any commitments in the pipeline which would absorb this capacity.    

 

SOUTHEND ON SEA OUT OF CENTRE CONVENIENCE GOODS ASSESSMENT 

   

4.18 Table 6 illustrates the draw to out-of-centre convenience stores in Southend on Sea.  It is evident that the 

main foodstores, Waitrose, Eastern Avenue and Tesco, Prince Avenue have the largest catchments.  The 

main trade draw to Waitrose is from zone 8 (20%) where it is located.  The main draw to Tesco is from 

zone 10 (37%) to the north, where there are no competing main food superstores and zones 5, 6 and 7, 

covering Southend and parts of Hockley.  We have adjusted the trade drawn to the Tesco superstore on 

Prince Avenue and that drawn to the Tesco Express (petrol filling station) on Southchurch Road as we 

consider that some respondents have over-estimated their use of the Tesco Express for main food 

shopping.  Aldi, Eastern Avenue and Lidl, Woodgrange Drive draw comparatively small proportions of 

trade from the ten zones.  This reflects the more limited extent of discount main food shopping. 

 

4.19 In terms of sales, we estimate that the out of centre foodstores in Southend on Sea have a combined 

turnover of approximately £86m, equating to a sales density of approximately £13,100 per sq m net.  This 

is above the combined sales densities for the out of centre food stores, based upon estimated company 

averages (£10,500 per sq m net).   
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4.20 The majority of sales currently take place at Tesco, Prince Avenue.  According to our estimates, Tesco has a 

turnover of around £45m.  This is higher than the turnover based on estimated company averages (£34m).  

From our observations the store appeared busy, the car park was relatively full and whilst not overcrowded 

the store was being well used.  The turnover of the Tesco Express is also above average. 

 

4.21 Conversely, we estimate that Waitrose has a turnover of £23m which is below the company average sales 

for a store of such size (£27m).  The Waitrose store was the least busy of the main food stores in Southend.  

We consider this is in part likely to reflect the nature of the retail offer which results in fewer, but higher 

expenditure trips to Waitrose.  This is a phenomenon that we have identified in other studies. Aldi and Lidl 

both appear to be trading adequately relative to company averages.   

 

4.22 Overall, the level of above average trading by Tesco balances the slightly below average trading of 

Waitrose and results in surplus expenditure capacity to support new floorspace.  We estimate that by 2006 

sufficient expenditure capacity would be generated to support approximately 1,700 sq m net of new 

floorspace, increasing to 1,800 sq m net by 2011 and 2,000 sq m net by 2016. 

 

4.23 This capacity in itself would not be sufficient to support a new convenience superstore (over 2,500 sq m 

net). However, the combined surplus expenditure generated from the town centre and out of centre is 

between 2,600 sq m net in 2006 and 3,100 sq m net in 2016.  This would be sufficient to support a new 

convenience superstore over the Local Plan period.   

 

 SOUTHEND ON SEA TOWN CENTRE COMPARISON GOODS ASSESSMENT  

 

4.24 The comparison catchment for Southend town centre is more extensive than that for convenience shopping.  

This reflects the sub-regional role of the town centre.  It is evident that the core catchment of Southend is 

focused in Survey Zones 7, 8, 9 and 10 (in each of which Southend town centre accounts for approximately 

65-70% of comparison goods shopping). Southend also draws significant amounts of comparison goods 

trade from Zones 3, 5 and 6.  Zones 1 and 4 are the only two zones with less than 10% of their catchment 

going to Southend, the figures being 1% and 2% respectively (Table 3).  This is largely due to their relative 
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proximity to the competing sub-regional centres of Basildon, Chelmsford, and the Lakeside Shopping 

Centre. 

 

4.25 Southend town centre draws a large proportion of the trade for clothing and footwear.  The next highest 

draw is for ‘books, jewellery, watches and recreational goods’ (Table 3b).  This illustrates that Southend 

town centre is performing the role that is to be expected of a centre of this size, in catering for the more 

recreational types of comparison shopping.  We have adjusted the shopping patterns in relation to bulky 

goods, including furniture and carpets, household textiles and electrical appliances, to more adequately 

reflect the more limited offer of these goods in Southend town centre, relative to off-centre at retail 

warehouses.  

 

4.26 We estimate that in 2002, Southend-on-Sea has a town centre comparison goods turnover of about 

£371m (Table 4).  This includes an allowance for some tourist expenditure.  With a town centre comparison 

goods sales area of approximately 60,000 sq m net, this level of turnover equates to a sales density of 

approximately £6,200 per sq m net (Tables 4 and 5).  Drawing on comparisons with other centres that we 

have studied elsewhere in the country, this sales density suggests that Southend is trading well for a centre 

of its size, function and catchment area characteristics.   

 

4.27 We have not examined scenarios for Southend on Sea to further enhance its market share.  The town 

centre currently has a significant trade retention from the core and secondary catchment areas and trade 

falls off notably beyond this in the face of competition from alternative shopping destinations, including 

Basildon, Chelmsford and Lakeside Shopping Centre.  As such we consider it would be very challenging to 

seek to uplift market share.   Rather we have considered the effect of Southend on Sea maintaining its 

existing market share, using growth in population and available expenditure to support the development of 

some new floorspace in the town centre, in conjunction with the renewal of existing space.   

 

4.28 In assessing the future comparison capacity, we have assumed that the efficiency with which existing 

floorspace is being used will gradually increase over the analysis period: we have assumed an annual 

growth rate in existing sales per square metre of 1.5%.  We have also assumed that new floorspace will 

achieve sales of approximately £6,000 per sq m, i.e. a broadly similar level of trading to existing 

floorspace.   
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4.29 We have not identified any commitments in the pipeline which will reduce surplus capacity.  The proposals 

for the redevelopment of the Odeon cinema site, which were considered as a commitment in the Structure 

Plan work, no longer involve the provision of any retail floorspace. Overall, therefore we forecast that by 

2006 there could be capacity for about 4,900 sq m (net) of additional comparison goods floorspace.  This 

will increase to about 12,200 sq m (net) by 2011 and 21,200 sq m (net) by 2016 on the basis of existing 

market shares. 

 

SOUTHEND ON SEA OUT OF CENTRE COMPARISON GOODS ASSESSMENT 

 

4.30 Table 6 presents the trade draw to comparison stores in out-of-centre locations in Southend on Sea.  It is 

evident that the existing Retail Parks and solus retail warehouses draw relatively limited trade, particularly 

when compared with the town centre.  The largest proportions of trade are drawn from Zones 6, 7, 8, 9 

and 10 although the trade draw is no greater than 8% in any zone.  Bulky goods expenditure is therefore 

leaking from the Southend catchment, particularly from those areas which are not immediately adjacent to 

the town centre.   

 

4.31 Overall we estimate that the out of centre stores have a combined turnover of £48m, equating to a sales 

density of £1,750 per sq m net.  This compares with an estimated company average sales density of 

approximately £1,970 per sq m net and indicates that the existing stores are not performing particularly 

well.  This is, in part, likely to reflect the deficiencies in the existing retail warehouse provision in 

comparison with competing destinations. 

 

4.32 Despite the below average performance of retail warehouses in Southend, expenditure growth is such that 

even after allowing for existing commitments in the longer term there is capacity to support further 

floorspace.  In the short-term, if market shares remain the same and Southend is unable to clawback 

expenditure currently leaking elsewhere, the existing commitments including proposals at Fossetts Way and 

adjacent to Waitrose, will result in an over supply of floorspace.  However, expenditure growth is such that 

capacity will be created for approximately 1,700 sq m net of retail warehouse floorspace by 2011 and 

5,200 sq m net by 2016.   
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4.33 We have examined the scope to increase Southend’s bulky goods market share, by virtue of new 

development (Scenario Two).  We have only anticipated a very limited increase in market shares given the 

level of competition from surrounding shopping destinations; we have enhanced market shares by 5% in 

the core catchment zones (7, 8, 9, 10) and 3% in the secondary catchment zones (5 and 6).  We have not 

enhanced market share in zone 3 because of the existing competing bulky goods stores in this area at 

Thundersley and South Benfleet. 

 

4.34 Based upon these assumptions, we forecast that further retail warehouse provision in Southend could 

increase the combined bulky goods stores turnover to approximately £78m by 2006, compared with £54m 

under the baseline position.  At this level, and allowing for existing retailers to improve their turnover by 

1.5% per annum, we estimate that there would be sufficient capacity to support significant further bulky 

goods floorspace.  We have examined the scope for existing commitments and the current proposed B&Q 

Warehouse, and even with only a modest increase in market share this could be supported and still create 

residual capacity to support further floorspace of up to 11,200 sq m net by 2016. 

 

SUMMARY 

 

4.35 We consider that convenience stores in Southend are currently performing well and will continue to do so.  

The Sainsbury’s store in the town centre and the Tesco, Prince Avenue in particular are trading very 

successfully.  Whilst the performance of the Waitrose, Eastern Avenue is below that based upon estimated 

company averages we consider that this is most likely to be a reflection of the trading characteristics of 

Waitrose; the nature of the offer is such that the store often attracts fewer trips, but they are higher 

spending.   

 

4.36 Overall, we consider that there is capacity to enhance the provision of convenience goods retailing in 

Southend on Sea, with the addition of a new convenience superstore over the Replacement Local Plan 

period.  We have forecast capacity for between 2,600 sq m net and 3,100 sq m net of additional 

convenience goods floorspace between 2006 and 2016.    
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4.37 Southend town centre is also performing successfully as a comparison shopping destination, drawing a 

significant amount of trade from the surrounding zones, as well as some from further away to the east, 

where competition is very limited.  We consider that there is scope for additional comparison floorspace in 

Southend town centre, based upon forecast growth in population and expenditure over the Replacement 

Local Plan period.  We are not aware of any commitments in the pipeline to absorb expenditure growth 

and as such we forecast capacity for up to about 21,200 sq m net of additional comparison goods 

floorspace by 2016.   

 

4.38 Whilst out-of-centre stores in Southend are not trading particularly well, expenditure capacity to support 

new floorspace will be generated over the Replacement Local Plan period of up to 5,200 sq m net.  There 

is scope for this capacity to be enhanced by virtue of clawback of expenditure that is currently leaking from 

the Southend on Sea catchment area to competing destinations.  With only a modest increase in market 

share capacity could be created to support existing commitments, the current proposed B&Q Warehouse 

and a further 11,200 sq m net of bulky goods floorspace by 2016. 
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5. QUANTITATIVE ASSESSMENT OF DISTRICT CENTRES  

 

5.1 In this Section we set out the results of our quantitative assessment of the District Centres in the Borough. 

We have assessed the convenience and comparison goods performance of the larger centres of Westcliff 

on Sea and Leigh on Sea.  For the smaller centres of North Shoebury and Eastwood we have only assessed 

convenience shopping patterns and performance. The assessment draws on the data inputs set out in 

Section 4 and the modelling tables set out in Appendix 4.    

 

WESTCLIFF ON SEA CONVENIENCE GOODS ASSESSMENT 

 

5.2 Table 9 shows the trade drawn to Westcliff for convenience goods.  It is a limited draw, reflecting the offer 

in Westcliff.  We have examined the trade drawn to Somerfield, London Road, and to other local stores.  

Both Somerfield and the ‘other local stores’ have the greatest draw from Zone 7, which is the core zone 

(7% and 6% respectively).  Zones 7 and 8 are the only zones from which the Somerfield store draws trade.  

Local stores in Westcliff draw a small amount of trade from a slightly wider catchment.   

 

5.3 Total convenience sales in Westcliff are in the region of £12m which, based upon an existing floorspace of 

3,000 sq m net, equates to a sales density of approximately £4,100 sq m net (Table 11).  This is broadly 

comparable with sales densities based upon company averages (£4,200 sq m net) and indicates that 

overall, the centre is performing adequately.  At a more detailed level, it appears that the Somerfield store 

is trading particularly well in relation to estimated company averages. 

 

5.4 Based upon the overall performance of Westcliff, we consider that there is little quantitative need for 

additional convenience floorspace provision over the Replacement Local Plan period. We consider any 

limited growth in expenditure should be directed towards enhancing the turnover of existing retailers.  
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LEIGH ON SEA CONVENIENCE GOODS ASSESSMENT  

 

5.5 Table 12 shows the trade drawn to Leigh for convenience goods, and in particular the trade drawn to 

Safeway, London Road and other local stores.  For both Safeway and the local stores, this trade draw is 

focused almost entirely on Zone 6.  

 

5.6 We estimate that overall, Leigh has a convenience goods turnover of approximately £36m.  Based upon 

this current town centre turnover within the existing shop floorspace of 4,600 sq m net, we estimate that 

Leigh has a convenience sales density of approximately £7,900 per sq m net (Table 14).  This is above 

estimated company average sales densities for the convenience goods stores currently present in Leigh 

(£5,500 per sq m net), and indicates that the centre is performing well as a convenience shopping 

destination.   

 

5.7 Based upon the existing level of trading of the convenience goods stores in Leigh, we consider that there is 

some theoretical surplus capacity.  By 2006 there could theoretically be surplus capacity to support a 

further 1,000 sq m net of additional convenience goods floorspace.  Whilst this could increase to 

approximately 1,200 sq m net over the Replacement Local Plan period, this would not be sufficient to 

support a new convenience superstore.     

 

 NORTH SHOEBURY CONVENIENCE GOODS ASSESSMENT 

 

5.8 We have examined the trade diversion to the Asda store at North Shoebury.  Some 72% of the convenience 

expenditure in Zone 9 is drawn to this store, with about 27% from Zone 8 (Table 15).  Based upon these 

shopping patterns, we estimate that the Asda store has a turnover of £45m in 2002 which equates to a 

sales density of £17,800 per sq m net.  This is considerably above the sales density based upon estimated 

company averages (£11,400 per sq m net) and the Asda store therefore appears to be trading very 

successfully (Table 17).   
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5.9 This level of above average trading generates surplus expenditure capacity.  We estimate that there will be 

capacity to support approximately 1,500 sq m net of new floorspace by 2006, 1,600 sq m net by 2011 

and 1,700 sq m net by 2016.  This level of capacity, in itself, would not be sufficient to support a new 

convenience superstore.  However, in conjunction with the surplus capacity generated from the above 

average trading of Sainsbury’s, London Road and Tesco, Prince Avenue, this reiterates our view that there 

is scope for a new food superstore in Southend over the Replacement Local Plan period. 

 

 EASTWOOD CONVENIENCE GOODS ASSESSMENT 

 

5.10 We have also examined the trade drawn to the Safeway store at Eastwood.  This is mainly from zone 6 

(11%), the zone in which the store is located (Table 15).  We estimate that the Safeway store currently has a 

turnover of £14m (Table 17).  This equates to a sales density of £10,600 per sq m net which is slightly 

above estimated company average sales densities (£9,100 per sq m net).  Therefore whilst the Safeway 

store at Eastwood is performing adequately, we do not consider that further capacity to support new 

floorspace will be created over the Replacement Local Plan period.     

 

WESTCLIFF ON SEA COMPARISON GOODS ASSESSMENT 

 

5.11 Table 9 indicates the trade drawn to Westcliff for comparison goods shopping.  As with convenience goods, 

the core draw is from survey Zone 7.  The amount of comparison goods trade drawn to Westcliff is very 

limited, which largely reflects the more limited retail offer.  In addition, the survey results reflect shoppers 

preferences for ‘most’ of their comparison goods shopping and Westcliff may be used on a more 

infrequent basis.   

 

5.12 We estimate that Westcliff has a total comparison goods turnover of approximately £9m  (Table 11).  

Based upon an existing floorspace of approximately 14,200 sq m net, this equates to a sales density of only 

£700 per sq m net, which is a very low level.  This suggests there is unlikely to be any capacity for further 

comparison shopping floorspace at current market shares.  Any surplus expenditure generated as a result 

of growth should be absorbed by existing retailers.   
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LEIGH ON SEA COMPARISON GOODS ASSESSMENT 

 

5.13 Leigh draws much of its comparison goods trade from Zone 6 (15%) (Table 12).  It draws more comparison 

goods trade than Westcliff, and overall has a turnover of approximately £23m.  We estimate that Leigh has 

a comparison goods floorspace of 13,100 sq m net which results in a sales density of approximately 

£1,700 per sq m net.  This is higher than the sales density of Westcliff, and reflects the more 

specialist/quality nature of the retail offer.  Overall, the centre is trading reasonably successfully.  However, 

any growth in available comparison goods expenditure should be absorbed by existing retailers, and as 

such we do not consider there is likely to be any capacity for new comparison floorspace in Leigh over the 

Replacement Local Plan period. 

 

SUMMARY 

 

5.14 We estimate that the convenience stores in the District Centres in the Borough are generally performing 

adequately or well.  The Asda store at North Shoebury in particular is trading at levels in excess of 

estimated company averages, as are stores in Leigh on Sea, including the Safeway store, London Road and 

local stores on The Broadway and Elm Road.   

 

5.15 We have identified some surplus convenience goods capacity at North Shoebury and Leigh on Sea.  Whilst 

the capacity likely to arise over the Replacement Local Plan period would in neither case be sufficient to 

support a new convenience superstore, in conjunction with surplus capacity generated by virtue of the 

above average levels of trading of the Sainsburys, London Road and Tesco, Prince Avenue it reiterates our 

view that there is scope for a new food superstore in Southend over the Replacement Local Plan period. 

 

5.16 North Shoebury and Eastwood do not have a significant comparison goods shopping function. We consider 

that Westcliff on Sea is not trading particularly strongly as a comparison shopping destination and we have 

not identified any capacity for new comparison floorspace.  Leigh on Sea is trading reasonably successfully 

as a comparison shopping destination, but given its size relative to Southend on Sea and the more 

localised catchment, we consider that any surplus expenditure generated over the Local Plan period should 

be used to support existing retailers, rather than new comparison goods floorspace.   
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6. SCOPE FOR NEW DEVELOPMENT  

 

6.1 In this Section, we have assessed the scope for accommodating new development in the Borough of 

Southend-on-Sea.  This has involved reviewing the suitability of potential development opportunities for 

different types and forms of retail development.  The assessment has taken account of our qualitative and 

quantitative analysis, set out in the proceeding Sections of this Report. 

 

6.2 In carrying out our assessment, we have had regard to the adopted Southend-on-Sea Local Plan (1994).  

The plan allocated six sites for shopping and retail services proposals.  These sites are as follows:- 

 

• Former Municipal College site, London Road; 

• Warrior Square (south side) and Whitegate Road (north side); 

• Tylers Avenue and York Road; 

• Alexandra Street, High Street and Market Place; 

• Land north of Eastern Avenue; 

• Land north of Prince Avenue. 

 

6.3 Three of these proposal sites were completed during the Local Plan period.  The former Municipal College 

site, London Road, has been redeveloped into an Odeon Cinema and a number of commercial/restaurant 

uses.  Land north of Eastern Avenue has been developed to provide a Waitrose store and land north of 

Prince Avenue developed to provide a Tesco store.  

 

6.4 In conjunction with recent appeals and planning applications the Borough Council has identified four 

additional potential development opportunities, as follows:- 

 

• Seaway Car Park, Queensway; 
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• The Odeon Cinema, High Street; 

• Former Keddies department store, Chichester Road; and 

• Vacant properties, Victoria Avenue. 

 

6.5 As part of our assessment of development opportunities in Southend we have examined the three Local 

Plan proposal sites in the town centre which have not yet been completed and the further sites identified 

through planning applications/appeals.  We examined each opportunity in turn.   

 

WARRIOR SQUARE (SOUTH SIDE) & WHITEGATE ROAD (NORTH SIDE) 

 

6.6 The Warrior Square site is located immediately outside Southend on Sea Defined Shopping Centre, to the 

rear of the north eastern part of the pedestrianised High Street.  The site is located between Warrior Square 

and Whitegate Road, to the east of Chichester Road.  Warrior Square is an open garden with residential 

properties to the north and east.  Whitegate Road is also a residential street.   

 

6.7 The Warrior Square site was formerly a larger area including the adjacent Warrior Sports Centre.  This has, 

however, been refurbished and has therefore been excluded from the proposal site.  The site now includes 

surface level pay and display car parks, 14 Victorian terraced houses fronting onto Whitegate Road, and 

an office building.  The site is approximately 1 hectare. 

 

6.8 The site is identified in the adopted Local Plan for retail development and additional public car parking.  

The Local Plan indicates that up to 5,000 sq m of retail space could be accommodated, with multi-level 

parking.  The Drivers Jonas’ Study into Economic Opportunities in Southend Town Centre’ (October 1996) 

considered the Warrior Square site.  They concluded that because of its location and reduced size it was 

unlikely to have potential for retail development.  In addition, they identified a number of constraints to 

development, as follows:- 
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• The site abuts the Warrior Square Conservation Area, and the Borough Council would seek a 

suitably sympathetic design along the Warrior Square frontage. 

• The site is used as a car park and is a valuable asset to the town centre.  Any development on the 

site would therefore necessitate multi-storey car parking provision which could pose planning 

problems in this sensitive location. 

 

6.9 We also consider that the surrounding Conservation Area and residential uses mitigate against 

redevelopment for retail uses.  Drivers Jonas suggested that the site was better suited for flagship office 

development and we concur with this conclusion.   In these circumstances, we do not consider it 

appropriate to allocate this site for retail development in the Replacement Local Plan.  It could be 

considered for some small-scale retail development as part of a mixed use scheme. 

 

TYLERS AVENUE & YORK ROAD 

 

6.10 This site is located to the rear of the south eastern part of the pedestrianised High Street, on Chichester 

Road/Grover Street, within the Defined Shopping Centre.  The site is bound to the north by Tylers Avenue 

and to the south by Heygate Avenue.  It is dissected by York Road.  The surrounding uses include Tylers 

House (County Court) and Dencora Court (office) to the north, residential to the east, The Royals Shopping 

Centre to the south and the rear of commercial properties including Marks and Spencer, fronting onto the 

High Street to the west.  The site is approximately 1.7 hectares.  

 

6.11 The existing uses on the site include; a surface-level pay and display public car park to the south of Tylers 

Avenue; an indoor and outdoor market fronting onto the northern side of York Road; commercial 

properties with residential above, fronting onto the southern side of York Road; and Southend-on-Sea 

central bus station, to the north of Heygate Avenue. 

 

6.12 The site is allocated in the adopted Local Plan for additional town centre car parking, a replacement bus 

station and 7,000 sq m of retail floorspace. The Local Plan also indicates that the site could include office 

floorspace and a covered market.  To the east of the proposal site, a further site has been identified (land 
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west of Baltic Avenue) for residential buffer development.  The Local Plan proposes that this area including 

part of the covered market and public car park should be developed for residential to act as a buffer 

between existing housing and commercial redevelopment on the wider Tylers Avenue site.  The size of the 

buffer site is approximately 0.32 hectares. 

 

6.13 We consider that there are a number of constraints that would need to be overcome to develop the site.  

These include the following: 

 

• The site assembly would be fairly extensive as the site is currently in a number of ownerships.  The 

principal landowner is, however, the Borough Council. 

• The realignment of Chichester Road to create a site contiguous with properties fronting the High Street 

would be advantageous, but this is likely to be a costly exercise and could increase site assembly 

requirements. 

• The relocation/replacement of the Bus Station, either to an alternative site or on the existing site. 

• The replication of the level of car parking currently on the site and additional requirements of any new 

development.  

 

6.14 Drivers Jonas identified a number of these constraints, but concluded that the site could provide a major 

development opportunity for the town.  They suggested that the site provides potential for a mixed use 

scheme, led by retail development.  They also indicated that the quality and extent of retail development 

would be dependent on forging links to the High Street; if direct links were made there may be an 

opportunity for a quality retail development.  Alternatively, the site could accommodate free-standing retail 

units, such as discount food and non-food units. 

 

6.15 We also consider that this site is suitable for new retail development.  It is in close proximity to the main 

High Street shopping area within the town centre and could potentially, depending on the re-alignment of 

Chichester Road, be fully integrated with the High Street and/or The Royals Shopping Centre.  We have 

had discussions with the owners of The Royals and their agents and they would be happy to engage with 

the Borough Council to consider this development opportunity further.  The redevelopment of the site could 
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significantly enhance the southern part of the High Street, promoting increased pedestrian footfall and 

strengthening this area relative to the northern part of the High Street.  Development in this location would 

also extend the town centre on an east-west axis which we consider would be preferable to a further linear 

north-south extension.    

 

6.16 The Tylers Avenue site provides the key development opportunity in Southend on Sea town centre.  Subject 

to a number of provisos, not least securing an appropriate quality anchor store and ensuring effective 

integration with the High Street, it could accommodate a new retail development.  Alternative options either 

within any new development or elsewhere would also have to be identified for the range of existing uses on 

the site, in particular the bus station, the market and existing car parking.  We therefore consider that in 

formulating the Replacement Local Plan the site should remain allocated for retail development and the 

Borough Council should also consider undertaking a Feasibility Study to explore the potential of the site 

and the scope for relocating existing uses.   

 

ALEXANDRA STREET, HIGH STREET AND MARKET PLACE 

 

6.17 This site is located in the south west corner of the town centre, between the High Street and Royal Mews.  It 

is largely within the Defined Shopping Centre.  The uses surrounding the site are largely commercial on the 

High Street and Alexandra Street.  The site is located opposite The Royals Shopping Centre on the High 

Street and opposite Woolworths and Abbey National Bank on Alexandra Street.  To the south of the site 

there are dwellings on Royal Terrace/Royal Mews.   

 

6.18 The existing uses on the site include a mix of retail/commercial units fronting onto Alexandra Street and 

High Street and small shops along Market Place.  The site also includes a surface car park to the rear of 

properties on Market Place and the High Street.  The site is approximately 0.5 hectares. 

 

6.19 The site is allocated for retail development in the adopted Local Plan.  The Local Plan indicates that it has 

the potential to be redeveloped to provide more modern retail facilities, with office floorspace over.  The 

Local Plan estimated that the site could accommodate up to 3,000 sq m of retail floorspace with basement 
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or roof top car parking.  The Council also indicated that they would encourage the refurbishment of 

premises adjoining in Royal Mews.   

 

6.20 Drivers Jonas considered this site in their Study into Economic Opportunities in Southend Town Centre and 

concluded that it should not be promoted for redevelopment.  Whilst they recognise the opportunities of 

this site in terms of its proximity to The Royals Shopping Centre and the substantial pedestrian flows, they 

identified a number of constraints.  These included: 

 

• The small retail units on Market Place provide valuable accommodation for niche retailers close to 

the High Street. 

• Development of the site would involve the loss of valuable car parking spaces. 

• The limited size and irregular shape of the site restricts the development potential. 

 

6.21 We concur with Drivers Jonas as to the constraints on this site and consider that it should be retained for 

small-scale niche retailing which would broaden the retail offer in Southend on Sea town centre.   

 

ODEON CINEMA, HIGH STREET 

 

6.22 This site has been identified by the Borough Council in relation to planning applications/appeals.  It is not 

identified in the Local Plan; the former cinema itself is, however, within the Defined Shopping Centre and 

located on and to the rear of the northern part of the pedestrianised High Street, to the south of Elmer 

Approach.   

 

6.23 The site includes the now vacant Odeon Cinema, which closed following the development of a new Odeon 

Cinema on London Road. The front of the cinema has been occupied by unit shopping, including an 

Everything’s £1.  The site is dissected by Luker Road and includes to the rear an area used as a temporary 

car park.  This was formerly to be developed for office uses and was cleared and excavated, although the 

scheme did not come forward.  The site is approximately 0.88 hectares. 
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6.24 Planning permission has more recently been granted for development by South East Essex College on this 

site (3rd September 2002).  The application involves a two stage development including as Phase 1 the 

development of the former car park area for a college/university campus and as Phase 2 development of 

the cinema site, and the link with the High Street, also for college and related facilities.  Phase 1 

construction has commenced.  As we understand it, no retail facilities are proposed as part of this scheme.   

 

SEAWAY CAR PARK 

 

6.25 This site is located on the south east edge of Southend town centre.  It is outside the Defined Shopping 

Centre boundary and beyond the Central Business District boundary.  The site is bounded by Herbert 

Grove to the west, Queensway to the north, the rear of Hartington Road to the east and Lucy Road to the 

south.  The uses surrounding the site on Herbert Road, Queensway and Hartington Road are largely 

housing and guest houses.  Lucy Road includes the rear of commercial premises fronting onto Marine 

Parade, the uses include night clubs and public houses.   

 

6.26 The existing car park on the Seaway site is a surface-level pay and display facility with an adjacent coach 

and lorry park.  The site currently provides approximately 600 parking spaces.  There is a considerable 

change in topography across the site as it falls away quite considerably to the east.  Drivers Jonas 

considered the Seaway car park site and concluded that because of its importance as a car park for 

seafront users development of the site should be discouraged.   

 

6.27 The Seaway site is not allocated within the Local Plan for retail development, rather it is identified for 

enhanced parking provision.  The plan does, however, note that it could accommodate a well-designed 

retail store, subject to the provision of appropriate replacement public car parking facilities in a decked or 

multi-storey format and some residential buffer development on the Herbert Grove frontage.  The visual 

prominence of the site also requires a design, layout and scale of development that respects the 

surrounding buildings and enhances the townscape.  The site is approximately 1.7 hectares. 

 

6.28 The Seaway Car Park is not a town centre site, nor is it integrated with the town centre.  It is also potentially 

too small for replacement car parking and a retail development.  We consider that the site may be suitable 
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for a convenience superstore, although this would be subject to design, layout, residential amenity and car 

parking considerations.  The location of the site on the eastern edge of the town centre would serve the 

relative deficiency in food store provision that we have identified in the eastern part of the borough, whilst 

still providing a more central facility.   

 

VACANT PROPERTIES ON VICTORIA AVENUE 

 

6.29 Victoria Avenue is the main office and civic facilities location in Southend-on-Sea.  Whilst some of the 

1960s office blocks may become redundant over the life of the Replacement Local Plan, we do not consider 

this is an appropriate location to allocate sites for further retail development.  Southend-on-Sea already 

has a somewhat over extended linear High Street and in our work for the Structure Plan Review we 

indicated that any further retail development should occur on the east-west axis rather than further 

expansion north-south.  Whilst some small-scale commercial uses may be appropriate as part of any 

redevelopment or refurbishment of existing office premises, we do not consider that at this stage, sites 

should be allocated for retail development.  Any proposals that come forward over the Replacement Local 

Plan period should be considered on the basis of a criteria-based policy.   

 

OTHER OPPORTUNITIES  

 

6.30 We are not aware of any other opportunities for further retail development in Southend-on-Sea in addition 

to those sites referred to above.  The town centre on the whole is very tightly constrained by surrounding 

residential areas particularly to the east and west and the seafront to the south.  Given these constraints we 

consider that there are a number of potential premises within the existing town centre that could be 

redeveloped to provide enhanced retail and service facilities.   

 

6.31 In particular we consider that any opportunities to redevelop and enhance the Victoria Plaza shopping 

scheme would be very appropriate.  Whilst the scheme has benefited from a refurbishment/modernisation 

in design and layout terms it is now very dated.  The format of the scheme is such that it does not provide 

suitable accommodation to meet modern retailers’ requirements.  In addition, many of the stores are 

towards the mid to lower end of the market.  We note that much of the unit formerly occupied by C&A 
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remains vacant and its dead frontage further detracts from the overall appearance of the scheme.  

According to Experian Goad, there are also significant numbers of vacant units in the Victoria Plaza 

scheme, particularly on the first floor.   

 

6.32 As such we consider that the redevelopment of this scheme would be of significant benefit to Southend on 

Sea town centre.  If significant redevelopment is not forthcoming we consider that the Council should 

explore alternative options to maximise occupancy.  For example, smaller units could be re-occupied by 

niche or themed retailers, markets or discount factory outlet type shopping. 

 

6.33 Another existing building which could be brought back into use over the Replacement Local Plan period is 

the rear of the former Keddies department store on Chichester Road.  Whilst the front of the department 

store has now been redeveloped into High Street units, the rear remains vacant.  It is unlikely that this could 

be redeveloped, given existing office premises above.  It is currently advertised as available, providing 

accommodation for offices, restaurant and leisure uses.  We consider that these uses would be ideal in this 

location, further adding to the vitality and viability of the town centre.  However, permission has been 

granted, subject to a S106 Agreement, for the erection of a 10 storey extension over the existing four storey 

building, and 2 floors over the existing 11 storey building, for mixed use development including residential, 

hotel, office, nightclub, Class A3, and casino use.  If the legal agreement is signed, and the permission is 

implemented, then this site would not be available and on this basis should not be included within the 

Replacement Local Plan.   

 

6.34 A further consideration for the Borough Council could be the redevelopment/enhancement of certain 

existing blocks of retail premises on the High Street.  The Borough Council may wish to identify particularly 

poor zones of the High Street which will be targeted for refurbishment over the Replacement Local Plan 

period.   

 

SUMMARY 

 

6.35 We consider that it will no longer be necessary to allocate the developed sites at London Road, Prince 

Avenue and Eastern Avenue in the Replacement Local Plan.  In addition, the South East Essex College 



Southend on Sea Borough Council  

Southend on Sea Retail Study  56 

 

campus development is now under construction on the former Odeon Cinema and adjacent car park site, 

and this should not, therefore, be included in the Replacement Local Plan.  We also consider that the 

Warrior Square/Whitegate Road site should be included as a mixed use development opportunity and the 

scope for any significant retail development on the Alexandra Street/Market Place site is limited.   

 

6.36 As such the only potential retail development opportunity remaining from the adopted Local Plan is at 

Tylers Avenue/York Road.  We consider that it should be identified in the Replacement Local Plan and the 

Borough Council should actively seek to take the development of this site forward.  A Feasibility Study 

should be considered to test the scope of the site, the potential for expanding The Royals Shopping Centre 

onto the site and the alternative options for relocating/reincorporating existing uses on the site. 

 

6.37 Whilst Seaway car park site could offer the potential for retail development, such as a convenience store, it 

will be a matter for the Borough Council to decide priorities in terms of car parking facilities.  We do not 

envisage that this site could accommodate sufficient replacement car parking facilities in addition to a retail 

development.   

 

6.38 We also consider that Victoria Avenue is not the appropriate location to allocate sites for retail 

development.  Whilst some commercial uses may be appropriate in conjunction with any redevelopment of 

office facilities on Victoria Avenue, we consider that over the Replacement Local Plan period the focus 

should be on encouraging further retail development in Southend on Sea town centre. 

 

6.39 We consider that opportunities may arise over the Replacement Local Plan period to further enhance the 

existing provision in Southend on Sea town centre through the renewal or redevelopment of existing space.  

In particular, we consider that the Victoria Plaza centre would benefit from further modernisation/ 

redevelopment.  There are also existing blocks on the High Street which would benefit from the renewal or 

refurbishment of façades and shop fronts.  In addition, the reoccupation of the rear of the former Keddies 

department store, possibly with restaurant or bar use, would enhance the vitality and viability of this part of 

the town centre.   
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7. LOCAL PLAN POLICY RECOMMENDATIONS  

 

7.1 In this Section, we highlight our recommendations for the shopping policies in the Southend on Sea 

Replacement Local Plan.  We have taken each of the shopping policies in the adopted Local Plan in turn, 

and commented on their continuing appropriateness or otherwise.  Where we consider new policies are 

necessary we have highlighted them. 

 

CONVENIENCE GOODS SHOPPING & LARGE NEW STORES 

 

7.2 The adopted Local Plan considered the need for further convenience goods stores within the Borough over 

the period to 2001.  The Plan indicated that despite limited population and expenditure growth over the 

Plan period there was quantitative scope for additional convenience goods floorspace of 3,000 sq m net in 

the Borough.  This took no account of any increased expenditure from workers or other visitors, nor did it 

take account of further changes to existing facilities, particularly in terms of the renewal of outmoded 

floorspace, the Plan therefore made provision for a higher level of new floorspace and proposed at least 

two new large modern food stores in the Borough during the Plan period.   

 

7.3 The Plan indicated that the need for such additional floorspace was reinforced by indications that the 

existing food stores in the Borough were trading at very high levels (Sainsbury’s, London Road and Asda, 

North Shoebury).  In qualitative terms it was indicated that there was a need for additional high quality 

food stores to serve both the northern and western parts of the Borough.  The Plan recognised the guidance 

emerging from central government on the need to locate new convenience goods floorspace in town 

centres.  It was considered, however, that there was no scope for providing further ‘first order’ facilities 

within the centres of the Borough.  Proposals were therefore made at Eastern Avenue and Prince Avenue. 

 

7.4 We consider that it will be necessary to update the text of the Local Plan, drawing on the findings of this 

Retail Study.  In terms of the quantitative need for further convenience floorspace in the Borough, the 

adopted Local Plan considerations of population and expenditure remain valid.  We have, however, 

identified capacity for approximately 3,100 sq m net of convenience goods floorspace based upon over-
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trading of the existing stores in Southend town centre and out-of-centre (Sainsbury’s, London Road and 

Tesco, Prince Avenue).  This capacity increases to approximately 6,200 sq m net when the level of trading 

of stores in the existing District Centres is also considered (Asda, North Shoebury and stores in Leigh on 

Sea). Whilst we consider that there may be some scope for the Waitrose store, Eastern Avenue to further 

enhance its turnover, the quantitative assessment indicates the need for further convenience superstore 

provision in the Borough.  The two new stores developed over the adopted Local Plan period have not fully 

addressed the expenditure capacity.    

 

7.5 In qualitative terms, our on-site work indicates that the town centre Sainsbury’s store at London Road, Tesco 

at Prince Avenue and Asda at North Shoebury are all trading extremely well.  Although the Borough has a 

range and choice of food retailers, including representation by most of the main operators and a range of 

discount and smaller stores, we have identified an area of deficiency in terms of main food shopping in the 

south/eastern part of the Borough.  The existing provision in this area is also more dated; the town centre 

Sainsbury’s and the Asda store were built in the 1980s and the Asda store is over 20 years old. 

 

7.6 We have not identified any new development sites in Southend on Sea town centre, other than those in the 

adopted Local Plan. We therefore consider that the Borough Council may wish to review the 

appropriateness of the Seaway car park site for the provision of a convenience superstore.  Whilst 

competing priorities for the redevelopment of this site will have to be decided upon in formulating the 

Replacement Local Plan, we believe the site may be suitable for a convenience superstore, subject to 

design, layout, residential amenity and car parking considerations.  The Borough Council should also 

consider undertaking a Development Feasibility Study to review alternative opportunities within the Borough 

to accommodate a new convenience superstore.  

 

RETAIL WAREHOUSING 

 

7.7 The adopted Local Plan indicates rapid growth in the number of retail warehouse facilities in and around 

Southend.  The advantage of retail warehousing from the point of view of retailers is detailed.  However, 

the Plan balances this against concerns that such developments could attract shoppers and retailers away 

from established centres.  The Plan also raises concerns over the use of valuable land/resources for retail 
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warehouse development.  Overall the adopted Local Plan concludes that in view of the substantial 

provision already made, the limited land availability in the town, and the competing needs for this land, the 

approach should continue to be focused on securing retail warehouse developments in edge of centre 

locations, which complement rather than compete with established shopping facilities and which do not 

occupy land which is valuable to industrial and business needs. 

 

7.8 We suggest that the Replacement Local Plan should reflect the findings of this retail study with regards to 

retail warehousing.  We have identified capacity for a further 5,200 sq m net of bulky goods floorspace 

over the Local Plan period.  This could be significantly greater if a scheme of sufficient size and quality was 

introduced such that it could claw back expenditure currently leaking from the Southend catchment area.  

With only a modest increase in market share, capacity could be created to support existing commitments, 

the current proposed B&Q Warehouse and a further 11,200 sq m net of bulky goods floorspace by 2016. 

 

7.9 In qualitative terms we also consider that the existing retail warehouse provision has limitations. There is 

scope to widen both the range and choice of retail warehouse facilities in the Borough, as the existing 

breadth of bulky goods offer is limited.  A number of the existing stores are small, dated and first 

generation and do not provide ‘modern’ state of the art facilities.  In addition, the Airport Park is located in 

Rochford District and is somewhat inaccessible to Southend residents.  Overall, existing facilities currently 

have a limited trade draw. 

 

7.10 Whilst we have not identified any sites suitable for retail warehousing development over the Replacement 

Local Plan period, we suggest that in considering any future applications on the basis of ‘criteria-based’ 

policies our assessment should be borne in mind. 

 

NEW SHOPPING DEVELOPMENTS 

 

7.11 Policy S1 of the adopted Local Plan deals with new shopping developments.  This policy was drafted based 

upon the guidance in the previous version of PPG6 and as such we consider it should be updated to reflect 

the revised PPG6 published in June 1996 and subsequent Ministerial Clarifications.  Ideally if a further 
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revision of PPG6 is published prior to the formulation of the Replacement Local Plan the advice within this 

should also be reflected.   

 

7.12 In order to reflect more current central government guidance we consider that Policy S1 should reflect the 

requirement to consider inter alia both need and sequential approach, in addition to impact.  As currently, 

a criteria-based policy is likely to be the most appropriate format to facilitate assessment of proposals that 

come forward over the Replacement Local Plan period.    

 

7.13 In terms of need, the Replacement Local Plan should require that the need for any proposed development 

has been adequately demonstrated.  Whilst the criteria for demonstrating a need will be a matter for the 

Borough Council as decision maker, the Council may wish to define certain components of need.  These 

could be set out in the accompanying text, rather than in the policy.  We suggest that they could include a 

range of qualitative factors such as the range and choice of existing provision, the level of provision relative 

to the size and scale of the catchment area of the Borough, the extent to which proposals provide modern, 

competitive and innovative retail facilities, the need to meet customers’ aspirations and the need to meet 

retailers’ requirements.  In addition, quantitative factors will also be of relevance such as surplus 

expenditure capacity to support new floorspace, because of over-trading of existing facilities or leakage of 

expenditure to other competing shopping destinations. 

 

7.14 In terms of the sequential approach, the Replacement Local Plan should require that a sequential approach 

to site selection has been adopted by those promoting proposals for retail and other town centre 

developments which attract large numbers of people.  Only if development cannot be accommodated 

within, or on the edge of, the town centre and there is a demonstrable need for it, should out of centre sites 

elsewhere within the urban area be considered, provided they are accessible by a choice of means of 

transport.  Criteria of particular relevance will be to ensure that flexibility has been applied in terms of the 

format, design and scale of development proposed and the amount of car parking, tailoring it to fit local 

circumstances.  
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SOUTHEND TOWN CENTRE 

 

7.15 The adopted Local Plan recognised the significant comparison goods development that had taken place in 

Southend on Sea with the development of the Royals Shopping Centre, the Greyhound Shopping Park in 

Sutton Road and other retail warehouse developments on the edge of the town centre.  Whilst it concluded 

that these new developments had met the need for new floorspace in the short term, expenditure growth 

over the Plan period was such that during the 1990s a need could arise for between 20,000-30,000 sq m 

net of retail floorspace in the centre.  Whilst these estimates were dependant upon a number of 

assumptions, the plan recognised that if the town centre was to improve as a shopping destination and to 

remain competitive with other sub-regional centres, new shopping facilities had to be provided.  

 

7.16 We consider that the Replacement Local Plan should be updated to draw on the findings of this Retail 

Study.  Whilst we have assumed slightly lower levels of growth in expenditure over the Replacement Local 

Plan period, our current capacity assessment indicates the potential for approximately 21,000 sq m net of 

comparison goods floorspace in the town centre over the period to 2016.  Drawing on our analysis, 

including our assessment of the current performance of the centre and existing levels of retailer 

requirements, we are not convinced that this capacity is sufficient to support a ‘major’ new shopping centre 

in the town over the Replacement Plan Period.  Rather we consider the Plan should focus on some new 

development such as an expansion of high street shopping or The Royals and renewal of existing space, as 

appropriate.   

 

7.17 We consider that Policy S2 should continue to allocate the Tylers Avenue/York Road site as a prime retail 

development opportunity within the town centre.  We suggest that the potential of the site needs to be 

explored further. The Borough Council should undertake a feasibility study to explore the scope of the site, 

the potential for expanding The Royals Shopping Centre onto the site and the alternative options for 

relocating/reincorporating existing uses on the site. 

 

7.18 In addition to allocating these sites for proposed retail development we consider that the Borough Council 

may wish to identify certain blocks or parts of the High Street which could be targeted for renewal.  This 
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would be particularly appropriate given the current environmental improvements and other enhancements 

as part of the SSHAPE Project. 

 

7.19 The Replacement Local Plan could include certain criteria which any proposals for new development in 

Southend on Sea town centre would be subject to.  These could include:- 

 

• Consideration of the impact on the remainder of the town centre; 

• Accessibility by a choice of means of transport; 

• Integration with existing shopping facilities; and 

• Impact on local and historic environment. 

 

LARGE SHOPPING DEVELOPMENTS 

 

7.20 We have not specifically reviewed the requirements of Policy S3, restricting the use of large shopping 

developments to non-convenience goods.  Whilst we note that the Borough Council may have particular 

sensitivities with regard to changes of use to convenience goods, given our conclusion that there is a need 

for further convenience goods floorspace in the Borough, and the limited opportunities to address this 

need, it may be appropriate to exclude Policy S3 and rather consider each application on its individual 

merits.   

 

RETAIL MARKETS 

 

7.21 We consider that it will be necessary to include Policy S4 in the Replacement Local Plan.  The relocation of 

the covered market facility from York Road should clearly be a priority for Southend-on-Sea town centre in 

order to facilitate the development of the wider Tylers Avenue/York Road site.   
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NON-RETAIL USES AND OTHER LOCAL PLAN SHOPPING POLICIES 

 

7.22 We have not been instructed to consider the frontage or other policies on fringe commercial areas or car 

showrooms in the adopted Local Plan.  We consider, however, that the frontage policies will warrant further 

consideration during the formulation of the Replacement Local Plan.  It will be particularly appropriate in 

Southend on Sea town centre to ensure that a focus of retailing activity is maintained on the High Street.  

Conversely in Westcliff on Sea District Centre it will be necessary to review the scope for widening the range 

of activities in the centre to encourage greater vitality.  
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8. CONCLUSIONS  

 

8.1 This report has assessed retailing and town centres in the Borough of Southend on Sea, in order to inform 

the preparation of the Replacement Southend on Sea Local Plan.  We have drawn the following key 

conclusions: 

 

• Southend on Sea is a vital and viable town centre.  The diversity of uses reflects the centres sub-

regional shopping function and although retailer representation is mainly mid market, Southend 

has a range of key attractions and high street fashion retailers.  The performance of financial 

indicators reflects national trends, with retail yields performing better than retail rental values.  

Vacancies have fallen slightly more recently.  The centre is accessible by a range of modes and the 

refurbishment of the town centre environment via the SSHAPE project is likely to be a significant 

enhancement and should have positive spin-off benefits. 

 

• Southend town centre is performing successfully as a comparison shopping destination and we 

consider that there is scope for additional comparison floorspace in the town centre, based upon 

forecast growth in population and expenditure over the Local Plan period.  We are not aware of 

any commitments in the pipeline to absorb surplus expenditure and as such we forecast capacity 

for up to about 21,200 sq m net of additional comparison goods floorspace by 2016.   

 

• Southend on Sea has a choice of convenience stores, including nearly all the main operators in 

conjunction with discount and smaller stores.  Although two of the main out of centre food stores 

are relatively new having come forward through the now adopted Local Plan process, other 

provision including that in the District Centres of Eastwood, North Shoebury and Leigh on Sea and 

the town centre itself is slightly more dated.  Overall, whilst the six main foodstores in the Borough 

provide relatively comprehensive provision, there is a geographical deficiency in the east of the 

Borough, in the vicinity of Southchurch and Thorpe Bay. 
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• The convenience stores in the Borough are currently performing well.  The Sainsbury’s store in the 

town centre and the Tesco, Prince Avenue in particular are trading very successfully.  We consider 

that there is capacity to enhance the provision of convenience goods retailing in Southend on Sea, 

with the addition of a new convenience superstore over the Replacement Local Plan period.  We 

have forecast capacity for between 2,600 sq m net and 3,100 sq m net of additional convenience 

goods floorspace between 2006 and 2016.    

 

• Overall the range and choice of bulky goods facilities in Southend on Sea is limited.  A number of 

the stores are dated and first generation facilities.  The DIY stores are small and do not provide 

modern state of the art warehouse facilities.  The offer is also limited in terms of bulky goods 

categories or is focused on discount and non-bulky goods.  Overall, whilst the geographical 

distribution of facilities is relatively central, the Airport Retail Park in Rochford District Council is 

somewhat inaccessible.  We consider therefore that there is a qualitative deficiency in existing retail 

warehouse provision in the Borough. 

 

• Whilst out-of-centre retail warehouses in Southend are not trading particularly well, expenditure 

capacity to support new floorspace will be generated over the Replacement Local Plan period of up 

to 5,200 sq m net.  There is scope for this capacity to be enhanced by virtue of clawback of 

expenditure that is currently leaking from the Southend on Sea catchment area to competing 

destinations.  With only a modest increase in market share capacity could be created to support 

existing commitments, the current proposed B&Q Warehouse and a further 11,200 sq m net of 

bulky goods floorspace by 2016. 

• Southend on Sea has four quite varied District Centres.  Westcliff on Sea is the largest of these 

centres.  Whilst it has for a number of years been overshadowed by Southend on Sea town centre, 

it is now enjoying something of a renaissance and is functioning more strongly, serving the local 

shopping needs of the surrounding area.  However the centre lacks a quality main food store. 

 

• Leigh on Sea is clearly the most vibrant of the District Centres in the Borough.  It has the most 

upmarket and quality offer serving convenience, comparison and service needs of the 

neighbouring community.  Like Westcliff, it does not have a main food store.  It does, however, 
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benefit from supermarket facilities on London Road.  The main concern in the future will be to 

ensure that Leigh on Sea does not overheat.  In particular, there is very limited car parking and this 

does create vehicular and pedestrian conflict as car drivers circulate to identify car parking spaces. 

 

• North Shoebury and Eastwood District Centres are based upon convenience stores with only 

several small adjacent unit shops.  They both appear to serve an important local shopping 

function, providing for both bulky main and top-up food and convenience shopping.  They also 

have some service facilities sufficient to meet local needs. 

 

• We estimate that the convenience stores in the District Centres in the Borough are generally 

performing adequately or well.  The Asda store at North Shoebury in particular is trading at levels 

in excess of estimated company averages, as are stores in Leigh on Sea, including the Safeway 

store, London Road and local stores on The Broadway and Elm Road.   

 

• We have identified some surplus convenience goods capacity at North Shoebury and Leigh on Sea.  

Whilst the capacity likely to arise over the Replacement Local Plan period would in neither case be 

sufficient to support a new convenience superstore, in conjunction with surplus capacity generated 

by virtue of the above average levels of trading of the Sainsburys, London Road and Tesco, Prince 

Avenue it reiterates our view that there is scope for a new food superstore in Southend over the 

Replacement Local Plan period. 

 

• North Shoebury and Eastwood do not have a significant comparison goods shopping function. We 

consider that Westcliff on Sea is not trading particularly strongly as a comparison shopping 

destination and we have not identified any capacity for new comparison floorspace.  Leigh on Sea 

is trading reasonably successfully as a comparison shopping destination, but given its size relative 

to Southend on Sea and the more localised catchment we consider that any surplus expenditure 

generated over the Local Plan period should be used to support existing retailers, rather than new 

comparison goods floorspace.   
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• We have examined a range of opportunities to accommodate the development we have identified 

scope for in our assessment.  However, the number of sites that are suitable, viable and available 

is limited.  Several sites in the adopted Local Plan including London Road, Prince Avenue and 

Eastern Avenue have now been developed.  In addition, the South East Essex College campus 

development is now under construction on the former Odeon Cinema and adjacent car park site, 

and this should not, therefore, be included in the Replacement Local Plan.  We also consider that 

the Warrior Square/Whitegate Road site has limited potential other than for small-scale retailing as 

part of a mixed use development.  There is also little scope for any significant retail development 

on the Alexandra Street/Market Place site and we do not consider Victoria Avenue an appropriate 

location to allocate sites for retail development.   

 

• As such the only potential retail development opportunity remaining from the adopted Local Plan is 

at Tylers Avenue/York Road.  We consider that it should be identified in the Replacement Local 

Plan and the Borough Council should actively seek to take the development of this site forward.  A 

Feasibility Study should be considered to test the scope of the site, the potential for expanding The 

Royals Shopping Centre onto the site and the alternative options for relocating/reincorporating 

existing uses on the site. 

 

• Whilst Seaway car park site could offer the potential for retail development, such as a convenience 

store, it will be a matter for the Borough Council to decide priorities in terms of car parking 

facilities.  We do not envisage that this site could accommodate sufficient replacement car parking 

facilities in addition to a retail development.   

 

• We consider that opportunities may arise over the Replacement Local Plan period to further 

enhance the existing provision in Southend-on-Sea town centre through the renewal or 

redevelopment of existing space.  In particular, we consider that the Victoria Plaza centre would 

benefit from further modernisation/redevelopment.  There are also existing blocks on the High 

Street which would benefit from the renewal or refurbishment of façades and shop fronts and the 

reoccupation of the rear of the former Keddies department store would enhance the vitality and 

viability of this part of the town centre.  However, this site has recently been granted permission 

subject to the completion of a legal agreement.  If this is signed, and permission is issued and 
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implemented, then this site will not be available.  On that basis, it should not be included within 

the Replacement Local Plan 
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Experian Goad Centre Report (January 2002) 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 



Appendix 2 

 
PMRS Pedestrian Flow Counts (July 2000) 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 



 



Appendix 3 

 
Household Telephone Interview Survey Results (April 2002) 
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Appendix 4 

 
Retail Capacity Modelling (2002) 



 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 



 



 
 

 
 



Plan 1 

 
Survey Area  





Plan 2 

 
Foodstores Locations 





 

Plan 3 
 
 

Foodstore 5 Minute Drive Times 





Plan 4 

 
Retail Warehouse Locations 





 

Plan 5 

 
Retail Warehouse 10 Minute Drive Times 





 
 

 
 




