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Convenience Goods Spending

The household survey reveals that 77.9 per cent of the expenditure of residents of the
PCA (Zones 1 to 30) is retained by convenience facilities located within the PCA. This
retention level rises to 90.7 per cent for the overall survey area (Zones 1 to 40). The
eighteen District Centres in aggregate account for 48.1 per cent of the convenience goods
expenditure retained within the PCA and the named Neighbourhood Centres account for
a further 12.6 per cent of the convenience goods expenditure retained within the PCA.
The 12 largest food superstores account for £695m of convenience goods expenditure,
which represents 42 per cent of the total amount of convenience goods expenditure

retained within the PCA.

There are four areas where the current provision of large supermarkets/ food superstores
is absent and where the deficiency will not be met by existing commitments; these four

areas, which represent priorities for meeting qualitative need, are:

the Meadway area, covered by Zones 13 and 16;

= the area immediately to the north east of the city centre, in Zone 4, which includes

Nechells, Washwood Heath, Saltley and Aston;

= the area immediate to the south east of the City Centre, in Zone 20, which includes

High Gate, Sparkbrook and Balsall Heath; and

= the neighbourhoods of Hawkesley, Primrose and Pool Farm, which lie to the

immediate south of Zones 24 and 28.
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Introduction

Paragraph 23 of the NPPF requires that local planning authorities, in drawing up their
local plans, should ‘allocate a range of suitable sites to meet the scale and type of... retail
development needed in town centres’, stating that it is important that ‘needs for retail,
leisure, office and other town centre uses are met in full, and not compromised by limited
site availability’. However, this BRNA Update focuses on the scale of retail development
likely to be required in centres at different levels in the hierarchy, but does not concern
itself with recommendations with respect to site allocations, which is outside the terms of

our instructions.

Thus, we have undertaken an up to date assessment of the quantitative retail need that is
likely to arise in the comparison and convenience sectors in the period up to 2026 and,
more tentatively, up to 2031. The findings of this assessment will form part of the
evidence base for the emerging Birmingham Development Plan and will assist the Council
in identifying the scale of retail development that should be planned for in the different

types of centre in its overall network and hierarchy of centres.

Findings of the Original BRNA Study of October 2009
Comparison Goods Sector

The original Birmingham Retail Needs Assessment (BRNA) identified a quantitative need
in the comparison goods sector, up to 2026, for 486,000 sq.m gross of new development,
in addition to commitments, under the recommended ‘significant increase in retention’
scenario (Table 5.6 of the BRNA). However, the depth and duration of the recession has
meant that expenditure growth forecasts are now much lower, so that a scaling back of

the level of quantitative need has been inevitable.

Nevertheless, we continue to recommend that the Council plans for an uplift in the
retention of expenditure, particularly in the comparison goods sector, so as to enable the

City Centre and the overall network of centres to compete effectively and promote
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sustainable patterns of shopping. The justification for the increase in retention is explored

further under the Methodology heading.

Convenience Goods Sector

In the convenience sector, the original BRNA found that there was a negative quantitative
residual in the period up to 2026, because the turnover requirements of the planning
commitments that existed at the time, exceeded the projected growth in expenditure
(Table 5.7 of the BRNA). Nevertheless, the study identified several zones within the
catchment area, where the localised convenience goods retention rate was particularly
low, as a result of ‘gaps’ in the range and overall provision of convenience goods

shopping facilities.

As we have described in Section 2, several of these ‘gaps’ have been filled, or are now
being filled, as a result of recent developments and new planning commitments.
Nevertheless, the 2012 survey suggests that there is scope for some improvement in the
overall retention of convenience goods expenditure in the PCA. Thus, as with the
comparison goods sector, we have also tested a scenario where there is an uplift in the
aggregate retention level in order to make an allowance for the clawback some of the

convenience goods expenditure leakage which currently exists.

Treatment of Commitments

Our presentation of the quantitative need findings, in both the comparison and
convenience sectors, is ‘with’ and ‘without’ allowance for the commitments identified in
Spreadsheet 5. However, even when allowance is made for commitments, we have
reflected an assumed 20 per cent non-implementation rate by reducing their aggregate
turnover by 20 per cent. Thus, after this non-implementation adjustment, the
comparison commitments have an estimated combined turnover in 2021 of £368.3m, and

the convenience commitments have a combined turnover in 2021 of £287.3m.

Methodology
Our assessment of quantitative need in both the comparison and in the convenience

sectors has a forward time horizon to 2031. However, it is important to note that the
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assessment of need post 2026 is difficult because of the uncertainty regarding
expenditure forecasts over such an extended period. Moreover, the effects of
expenditure growth over time become exponential. Thus, in looking to the period post
2026, the Council should adopt a plan, monitor and manage approach, so as to ensure
that the forecast floorspace requirements are kept in line with changes in expenditure

and changing retail needs.

In undertaking our updated assessment of quantitative need, we have applied a seven
step approach which is consistent with the methodology employed in the original BRNA
study and represents a refinement of the methodology advocated in Appendix B of the

Planning for Town centres Practice Guidance. These seven steps are as follows:

a) Establish the appropriate catchment area for Birmingham, which is shown in Figure
1.1 and covers the whole of the administrative area of Birmingham (Zones 1 to 30)
and beyond (Zones 31 to 40), but with the Primary Catchment Area (the PCA) being
Zones 1 to 30).

b) Assess the existing level of population and existing volume of retail expenditure of
those who reside within the defined PCA and apply forecasts of population change
and per capita expenditure growth, so as to establish the overall level of projected

growth in expenditure for residents of the PCA.

c) Establish where the expenditure of residents of the PCA and wider catchment area is

currently spent, through the use of an empirical survey of households resident within

the overall survey area, and thereby establish the proportion of expenditure which is

currently retained by town centres and freestanding stores located within the
catchment —that is the aggregate retention rate - and assess the growth in retained

expenditure, using, initially, a constant retention assumption.

d) Make an allowance for growth in inflows of expenditure into the PCA from those who

reside within the SCA (Zones 31 to 40) and from those who reside outside the overall

survey area.
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e) Make an allowance for under-trading or over-trading in the base year, if this is

justified on the basis of the clear empirical evidence®.

f) The growth in retained expenditure (step c.), is added to the growth in inflows (step
d.), and an allowance for under / over-trading (step e.), so as to derive an initial
expenditure surplus. Thus, the next step is to make allowance for ‘claims’ on the

initial surplus expenditure, as a result of:

= floorspace efficiency change;

= growth over time in Special Forms of Trading (SFT, as defined in paragraph 2.17);

and
= planning commitments>.

g) The culmination of steps a. to f. is the calculation of the residual expenditure pot
which is potentially available for new retail floorspace, under a constant retention
assumption. Thus, the final step is to develop alternative scenarios for calculating

growth in residual expenditure, based on:
® increases or decreases in the projected retention level; and

= sensitivity testing of key assumptions.

The methodology we have employed is essentially the same in both the comparison and

convenience sectors.

In the comparison sector, however, we have allowed for a larger increase in the
aggregate level of retention of the expenditure of residents of the PCA, by stores and
centres located in the PCA, from 64 per cent in 2012, to 70 per cent in 2031. Thus, we
consider that the Birmingham Development Plan should aspire to achieve an increase in

the comparison goods expenditure rate of six percentage points in the period up to 2031,

* Such evidence might include, for example, low stocked shelves, stocking during opening hours, full car
parks, queues at tills and survey evidence of customer dissatisfaction with store congestion.

® We have not included Martineau Galleries Phase 2 as a commitment because of lack of progress in
bringing this project forward in recent years (ref: 2005/07564). We have also excluded two commitments
that will be affected by the HS2 route (refs: 2008/00460 and 2007/04646). See Spreadsheet 5 for a full
schedule of commitments.
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with a four percentage point increase in the period to 2021, from an existing base year

rate of 63.9 per cent.

The justification for this increase in the retention level in the comparison goods sector
stems from the fact that the current retention level for the comparison goods
expenditure of PCA residents is just 63.9 per cent. Indeed, the outflow of comparison
goods expenditure from residents of the PCA to locations in the SCA (£530.5m, from
Spreadsheet 4), exceeds the inflow of expenditure from residents of the SCA into
locations within the PCA (£308.4m, from Spreadsheet 4). This finding is another factor

which indicates the need to improve the performance of the City Centre.

Thus, the objective of an increase in the retention level is to seek a clawback of some of
the comparison goods expenditure which currently flows to locations in the SCA and to
more distant locations beyond the overall survey area (including, if possible, some
clawback from SFT spending). The implementation of commitments such as New Street,
which will provide for a flagship store for the John Lewis Partnership, will assist in

securing the uplift in retention level.

In the convenience sector, we consider it reasonable to plan for an increase in the
aggregate retention level of four percentage points, from 77.9 per cent in 2012, to 82.0
per cent in 2031. The justification for this increase in the retention level in the
convenience goods sector stems from the fact that the outflow of convenience goods
expenditure of residents of the PCA to locations in the SCA (£343.9m, from Spreadsheet
9), exceeds the inflow of expenditure from residents of the SCA to locations within the

PCA (£134.8m, from Spreadsheet 9).

Thus, the objective of the increase in the retention level is the same as in the comparison
goods sector, which is to clawback some of the leakage that currently flows to locations in
the SCA and beyond. It should be noted, however, that the expenditure flows to the
ASDA store at Queslett and to the Morrisons store at Rubery are treated as ‘leakage’ to
the SCA, despite these stores being located within the administrative area of the City

Council, because quirks in postcode boundaries place these stores within SCA zones.
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It is important to stress, however, that in both the comparison and convenience goods
sectors, we have kept the inflow of expenditure from residents of the SCA to locations
within the PCA as a constant proportion compared to current shopping patterns. Thus,

inflow from residents of the SCA increases only in line with expenditure growth.

Inflow from residents beyond the survey area is assumed to represent 10 per cent of the
turnover of comparison goods operators within the PCA, and 5 per cent of the turnover of
convenience goods operators within the PCA. In comparison, the NEMS survey
demonstrates an outflow of expenditure of PCA residents to locations outside the survey
area of 7.0 per cent in the comparison goods sector (excluding SFT) and 2.2 per cent in

the convenience goods sector (excluding SFT).

Thus, we consider it appropriate that inflows marginally exceed outflows given the
regional role of the City Centre and the heavily urbanised nature of almost all of the
overall survey area. Nevertheless, our assumptions ensure that the City Council would
not be planning for an unreasonable growth in its share of the regional expenditure
‘cake’, and we consider that our assumptions accord with the spatial and sustainability

objectives of the RSS.

Findings in Relation to Quantitative Retail Need
Comparison Goods Sector

The findings of our need assessment in the comparison goods sector are set out in
Spreadsheets 6a and 6b, when we deduct for commitments, and in Spreadsheets 6¢ and
6d, when no deduction is made for commitments. The results for all four scenarios - with
and without a deduction for commitments and with and without an uplift in the retention

level - are summarised in Table 3.1.

Thus, the top half of Table 3.1, which makes a deduction for commitments, reveals a

positive residual in the comparison goods sector up to 2026, which ranges from 171,400
sq.m gross, to 252,300 sg.m gross, for the PCA as a whole. In the period up to 2031, the
cumulative requirement increases to a range from 293,800 sg.m gross, to 406,400 sq.m

gross, but we would urge caution in interpreting the need which arises after 2026.
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Table 3.1 Summary of Quantitative Need in the Comparison Goods Sector for the Primary
Catchment Area (PCA) as a Whole (sq.m gross)

Allowing for Deduction of Commitments
Static Retention Uplift in Retention
sq.m gross sq.m gross
2012 - 2021 63,200 118,000
2021 - 2026 108,200 134,300
2026 - 2031 122,400 154,100
2012 - 2026 171,400 252,300
2012 - 2031 293,800 406,400
NOT Allowing for Deduction of Commitments
Static Retention Uplift in Retention
sq.m gross Sq.m gross
2012 - 2021 155,800 210,700
2021 - 2026 113,400 139,500
2026 - 2031 127,300 159,000
2012 - 2026 269,200 350,200
2012 - 2031 396,500 509,200

In order to compare with the comparison sector findings set out in Table 5.6 of the
original BRNA, the focus should be on the top right hand quadrant of Table 3.1 —i.e.
having allowed for an uplift in the retention and having made a deduction for
commitments (save for the 20 per cent non-implementation allowance). Such a
comparison reveals a lower comparison goods expenditure capacity up to 2026 of
252,300 sg.m gross in the current study, compared to the figure of 486,000 sq.m gross set
out in Table 5.6 of the BRNA.

Nevertheless, we continue to recommend that the City Council aspires to achieve an
increase in the aggregate comparison goods retention level, and we consider that a rate
of 70 per cent by 2031 is likely to be achievable and be consistent with the sustainable

development objectives of the wider region.

In order to make a comparison with the level of retail floorspace provision proposed in
the Consultation Draft edition of the Birmingham Core Strategy 2026, the focus should be
on the lower right hand quadrant of Table 3.1, which does not make a deduction for
commitments, but which does allow for an increase in the retention level. Thus, as would

be expected, when no deduction is made for existing commitments, the floorspace
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requirements are much larger and the lower half of Table 3.1 reveals a quantitative need
in the period up to 2026, which is in the range from 269,200 sq.m gross, to 350,200 sg.m

gross, under the favoured uplift in retention scenario.

For the longer term period up to 2031, the need, without making an allowance for
commitments, increases to a range from 396,500 sq.m gross, to 509,200 sg.m gross
under the favoured uplift in retention scenario. Thus, in Section 4, we advise on the
distribution of 510,000 sq.m gross of comparison goods floorspace to reflect the

recommended uplift in retention scenario.

Convenience Goods Sector

The findings of our need assessment in the convenience goods sector are set out in
Spreadsheets 11a and 11b, when we deduct for commitments, and in Spreadsheets 11c
and 11d, when no deduction is made for commitments. The results for all four scenarios
- with and without a deduction for commitments and with and without an uplift in the

retention level - are summarised in Table 3.2.

It should be noted, however, that in the convenience goods sector, we have adopted an
important refinement in the methodology employed, compared to the original BRNA, in
that we have made a partial allowance for the estimated aggregate overtrading position
which occurs in large foodstores in the base year. The final column of Spreadsheet 10
would suggest that large foodstores, in aggregate, are overtrading in the convenience
sector by an estimated £270.7m. However, it is clear — despite the design of the
guestionnaire seeking to tease out spending in small convenience shops — that the NEMS
survey has over-estimated the convenience goods market share of large foodstores. This

is for two reasons:

a) first, because 43 of the 54 Neighbourhood Centres identified in the Shopping and
Local Centres SPD, and Meadway District Centre, are recorded as having negligible

market shares, which are too low for separate identification; and

b) secondly, because it is clear that there has been some under-recording of responses

from BME communities.
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In the penultimate row of Spreadsheet 10, therefore, we have made an allowance of
£75m for the 43 ‘missing’ Neighbourhood Centres (and Meadway District Centre), and for
under-recording of responses from the BME communities. This has been calculated on
the basis of £1.5m per ‘missing’ centre, and assuming a 50 per cent under-recording of
convenience trade at Soho Road and Alum Rock District Centres. Thus, the net allowance

for over-trading, as set out in the final row of Spreadsheet 10, is £195.7m

Having clarified this methodology refinement, we note that the top half of Table 3.2,
which makes a deduction for commitments, reveals a positive residual in the convenience
goods sector up to 2026 which ranges from 25,000 sq.m gross, to 34,800 sq.m gross, for
the PCA as a whole. In the period up to 2031, the cumulative requirement increases to a
range from 39,700 sq.m gross, to 53,600 sg.m gross, but we would urge caution in

interpreting the need which arises after 2026.

Table 3.2 Summary of Quantitative Need in the Convenience Goods Sector for the Primary
Catchment Area (PCA) as a Whole (sq.m gross)

Allowing for Deduction of Commitments
Static Retention Uplift in Retention
sg.m gross sg.m gross
2012 - 2021 11,300 17,400
2021 - 2026 13,700 17,400
2026 - 2031 14,700 18,800
2012 - 2026 25,000 34,800
2012 - 2031 39,700 53,600
NOT Allowing for Deduction of Commitments
Static Retention Uplift in Retention
sg.m gross sg.m gross
2012 - 2021 47,200 53,200
2021 - 2026 14,400 18,100
2026 - 2031 15,400 19,500
2012 - 2026 61,600 71,300
2012 - 2031 77,000 90,800

The bottom half of table 3.2, which does not make a deduction for commitments,
indicates an aggregate requirement for the PCA, up to 2026, which is in the range 61,600
sg.m gross, to 71,300 sq.m gross, under the favoured uplift in retention scenario. This
requirement increases to a range from 77,000 sq.m gross to 90,800 sq.m gross, in the

longer term period up to 2031.
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It should be noted, however, that the floorspace requirement we have identified in the
convenience goods sector is dependent, ultimately, on the end operator; for example,
some operators such as Lidl and Aldi will trade at much lower sales densities than the
four leading operators (Tesco, ASDA, Sainsbury and Wm Morrison). For the purposes of
this assessment, we have utilised an average sales density of £12,000 per sq.m in 2012,
rising to £12,841 per sq.m by 2031, so that the floorspace requirement we have identified

reflects the high share of the market accounted for by high order operators.

Conclusions in Relation to Quantitative Retail Need
Comparison Retail Need

In the comparison goods sector, we have considered two different retention rate
scenarios, static and uplift. If a deduction is made for commitments, there is a positive
requirement in the comparison goods sector in the period up to 2026 in the range
171,400 sq.m gross, under the static retention scenario, to 252,300 sg.m gross under the
favoured uplift in retention scenario. This requirement increases in the period, up to
2031, to a range from 293,800 sq.m gross, to 406,400 sg.m gross, the latter being under

the favoured uplift in retention scenario.

However, in Section 4, we focus on the spatial distribution of the identified comparison
sector requirements under the scenario that does not make a deduction for
commitments, but which does allow for an increase in the retention level. Thus, the
bottom right hand part of Table 3.1 indicates a comparison goods floorspace requirement
of 350,200 sq.m gross by 2026, under the favoured uplift in retention scenario. The
indicative requirement, up to 2031, grows further to 509,200 sg.m gross, but the growth
which is projected to occur after 2026 should be treated with caution, given the

uncertainties involved in forecasting expenditure over a longer term period.

Convenience Retail Need

In the convenience goods sector, we have also considered two different retention rate
scenarios, static and uplift. Thus, if a deduction is made for commitments, there is a

requirement in the period to 2026 that is in the range from 25,000 sg.m gross, to 34,800
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sg.m gross, under the favoured uplift in retention scenario. In the period up to 2031, this

requirement increases to a range from 39,700 sg.m gross, to 53,600 sq.m gross.

We have also modelled expenditure capacity without making a deduction for

commitments. In this no commitment scenario, there is a requirement up to 2026 which
is in the range from 61,600 sq.m gross, to 71,300 sg.m gross, under the favoured uplift in
retention scenario. This requirement grows further in the overall period up to 2031, to a

range from 77,000 sq.m gross, to 90,800 sq.m gross.
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The Existing Network and Hierarchy of Centres

Policy SP17 of the consultation draft edition of the Core Strategy, published in December
2010, but which will be replaced by the emerging Birmingham Development Plan, sets
out the existing network and hierarchy of centres across the City’s administrative area.

The network and hierarchy comprises:

the City Centre, which acts as the regional centre for financial and business services,
shopping, business tourism and major cultural events and which incorporates five
‘areas of transformation’ for which the Big City Plan envisages 1.5m sg.m of

redevelopment over the next 20 years;

= Sutton Coldfield Town Centre, which is a sub-regional centre that is capable of
accommodating significant additional comparison goods retail floorspace and some

office space;

= the three district centre growth points of Perry Barr, Selly Oak and Meadway, which
are intended to accommodate both retail and office uses, but at a lower level of

growth than in Sutton Coldfield;

= a network of 15 further district centres, which provide for major groups of shops,
including at least one food supermarket or superstore and a range of non-retail and

public services; and

= afurther 53 neighbourhood centres that include local shops and services, including

one or more small supermarkets.

Tables 2.1 and 2.2 of our report set out the comparison and convenience goods turnovers
of the various centres in the hierarchy, although many of the neighbourhood centres are
too small to have registered in the NEMS telephone survey. Table 4.1 combines the
findings of the earlier tables, so as to provide total retail turnover estimates for the

existing hierarchy of centres.
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Table 4.1: Hierarchy of Centres Based on Total Retail Turnover

Comparison | Convenience Total Total
L. Goods Goods Market
Zone |Destinations Turnover
Turnover Turnover £m Share
fm fm %

1 Birmingham City Centre 839.2 65.4 904.6 22.9%
10 Sutton Coldfield Town Centre 172.5 28.5 201.0 5.1%

District Centres
5 Perry Barr District Centre 102.9 66.3 169.2 4.3%
27 Selly Oak District Centre 100.6 66.5 167.1 4.2%
22 Kings Heath District Centre 88.7 61.9 150.6 3.8%
28 Northfield District Centre 72.4 69.5 141.9 3.6%
8 New Oscott District Centre 67.2 69.6 136.8 3.5%
11 Erdington District Centre 67.0 40.2 107.2 2.7%
26 Harborne District Centre 38.3 56.4 94.7 2.4%
19 Acocks Green District Centre 38.3 49.8 88.1 2.2%
15 Coventry Road District Centre 35.4 50.6 86.0 2.2%
9 Mere Green District Centre 10.2 64.5 74.7 1.9%
17 Swan District Centre 19.3 41.9 61.2 1.5%
25 Edgbaston District Centre 12.0 48.0 60.0 1.5%
18 Sheldon Disrict Centre 13.6 45.4 59.0 1.5%
24 Stirchley District Centre 14.0 22.3 36.3 0.9%
14 Fox and Goose District Centre 1.9 31.3 33.2 0.8%
3 Soho Road District Centre 14.3 6.6 20.9 0.5%
14 Alum Rock Road District Centre 4.2 2.4 6.6 0.2%

SUB-TOTAL FOR DISTRICT CENTRES 700.3 793.2 1493.5 37.8%

Neighbourhood Centres
12 Castle Vale Neighbourhood Centre 93.0 51.9 144.9 3.7%
23 Maypole Neighbourhood Centre 8.0 53.2 61.2 1.5%
6 Witton Neighbourhood Centre 0.0 28.2 28.2 0.7%
21 Hall Green Neighbourhood Centre 0.0 24.7 24.7 0.6%
16 Stechford Neighbourhood Centre 23.1 0.8 23.9 0.6%
15 Bordesley Green Neighbourhood Centre 5.2 16.4 21.6 0.5%
7 Kingstanding Circle Neighbourhood Centre 8.1 7.8 15.9 0.4%
27 Weoley Castle Neighbourhood Centre 3.2 8.3 11.5 0.3%
22 Moseley Neighbourhood Centre 6.4 4.6 11.0 0.3%
19 Tyseley Neighbourhood Centre 7.8 0.0 7.8 0.2%
24 Cotteridge Neighbourhood Centre 2.5 4.6 7.1 0.2%
19 Sparkhill Neighbourhood Centre 6.7 0.0 6.7 0.2%
19 Olton Boulevard (Fox Hollies) Neighbourhood Centre 0.0 6.5 6.5 0.2%
24 Kings Norton Neighbourhood Centre 3.2 0.0 3.2 0.1%

SUB-TOTAL FOR NEIGHBOURHOOD CENTRES 167.2 207.0 374.2 9.5%

Freestanding Out of Centre Superstores & Others
2 Tesco, Camden Street, Hockley 0.0 14.4 14.4 0.4%
3 Morrisons, Holyhead Road, Handsworth 0.0 28.8 28.8 0.7%
10 ASDA, Walmley Ash Road, Minworth 31.9 104.4 136.3 3.4%
12 Morrisons, Hurst Lane, Castle Bromwich 0.0 57.6 57.6 1.5%
15 ASDA, Coventry Road, Small Heath 12.0 60.3 72.3 1.8%
30 Tesco, Ridgacre Road, Quinton 0.0 32.7 32.7 0.8%
11 The Fort Shopping Park 127.4 0.0 127.4 3.2%
X Other Non-Food Retail Parks 121.2 0.0 121.2 3.1%
X All Other Destinations Within Primary Catchment Area 133.9 256.7 390.6 9.9%

SUB-TOTAL FOR OUT OF CENTRE 426.4 554.9 981.3 24.8%

OVERALL TOTAL FOR PRIMARY CATCHMENT AREA (PCA) 2,305.6 1,649.0| 3,954.7 100.0%
X Secondary Catchment Area (SCA) 1,557.1 1,273.1| 2,830.2
X Leakage from Overal Survey Area 1,361.3 298.7| 1,660.0

TOTAL 5,224.0 3,220.8| 8,444.9
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It is recognised, however, that retail turnover is only one of the factors to take into
account in devising a hierarchy of centres. Moreover, we suspect that under-recording of
BME communities has meant that the survey derived estimates for some centres such as
Alum Rock Road and Soho Road, which are known to have extensive catchment areas

that extend beyond our survey area, have been under-estimated.

However, notwithstanding the limitations of the survey, the combination of Tables 2.1

and 4.1 illustrate that:

the City Centre accounts for 36 per cent of the comparison goods expenditure

retained in the PCA and 23 per cent of the overall retail turnover that is retained;

= Sutton Coldfield accounts for 8 per cent of the retained comparison goods

expenditure and 5 per cent of the overall retail turnover;

= the District Centres, in aggregate, account for 30 per cent of the retained comparison

goods expenditure and 38 per cent of all retained expenditure;

= the Neighbourhood Centres that feature in the household survey findings account for
7 per cent of the retained comparison goods expenditure and 10 per cent of all retail

expenditure; and that

= out-of-centre retail parks and freestanding stores account for 19 per cent of

comparison goods expenditure and 25 per cent of all retail expenditure.

The Distribution of Retail Needs in the Comparison Goods Sector

In making our recommendations in relation to the distribution of the future flow of retail
development in the comparison goods sector, we have taken account, therefore, of the
current stock of retail development in the various types of locations, as measured by
retail turnover. We have taken account, also, of the rationale for the distribution

previously recommended in the draft Core Strategy.

Thus, given our recommendation that the Birmingham Development Plan should provide
for an increase in the proportion of comparison goods expenditure which is retained in
the PCA, there is a need to plan for approximately 510,000 sqg.m gross of comparison

goods floorspace in the period up to 2031, with 350,000 sg.m gross up to 2026. These
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figures are derived without making a deduction for existing commitments, as shown in

the bottom right hand quadrant of Table 3.1.

Our recommendations for the distribution of this comparison goods floorspace are set

out in Table 4.2. Birmingham City Centre is allocated 48 per cent of the future

development up to 2031, despite having a current share of comparison goods

expenditure of just 36 per cent (Table 2.1). This reflects our concern at the apparent

weakening of the City centre’s position since 2008 as a result of the recession, and the

opportunities identified in the Big City Plan.

Table 4.2: Distribution of Comparison Goods Floorspace

2012 -2026| 2026-2031| 2012- 2031
% Share

$q.m gross| sq.m gross| sg.m gross
Birmingham City Centre 160,000 85,000 245,000 48.0%
Sutton Coldfield Town Centre 30,000 7,500 37,500 7.4%
Selly Oak District Growth Centre 25,000 2,500 27,500 5.4%
Perry Barr District Growth Centre 15,000 10,000 25,000 4.9%
Meadway District Growth Centre 15,000 10,000 25,000 4.9%
Remaining District Centres 60,000 30,000 90,000 17.6%
Other Locations 45,000 15,000 60,000 11.8%
TOTALS 350,000 160,000 510,000 100.0%

Sutton Coldfield is given a 7.4 per cent share of development up to 2031, which is in line

with its current share of retained comparison goods expenditure; this allocation should

allow for implementation of the main retail components of the Sutton Coldfield Town

Centre Regeneration Framework SPD, of November 2009.

The three District Growth Centres are given a combined share of approximately 15 per

cent, whereas the current comparison goods market share for Perry Barr and Selly Oak is
just 9 per cent (Meadway does not register in the survey, for the reasons explained in
Section 2). The uplift reflects their status as District Growth Centres and the physical and
environmental capacity, and market potential, which exists at the Battery site within and
on the edge of Selly Oak. The remaining 15 district centres are given a share of 17.6 per
cent, which is slightly less than their existing aggregate comparison goods market share,

as shown in Table 2.1.
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Finally, we have made an allowance of 11.8 per cent for all other locations, most of which
will be out-of-centre, although some will occur in those neighbourhood centres which
have both physical capacity and market potential, such as Longbridge. However, the
allowance for the out-of-centre locations is much reduced from their current 18.5 per

cent market share of comparison goods expenditure (Table 2.1).

The Distribution of Retail Needs in the Convenience Goods Sector

The distribution of the residual expenditure capacity in the convenience sector should

reflect:

a) theremaining gap areas, following implementation of commitments and stores

currently under construction, as set out below in paragraph 4.12;

b) the potential role of new foodstores in promoting social inclusion, with particular
emphasis given to Local Super Output Areas (LSOAs) which fall within the worst 5 per

cent of those in England; and

c) the potential role of new foodstores in cross funding major mixed use regeneration

projects that will yield significant social, environmental and economic benefits.

From the work undertaken on this project, and other recent commissions for the City
Council, we suggest that key priorities for improvements in the convenience sector —
assuming that all major commitments shown in Figure 2.3 are implemented, including the
Hazelwell Lane site in Stirchley, for which a CPO Inquiry is scheduled for April 2013, and
the Sainsbury’s permission in Erdington, which has been the subject of legal a challenge —

are as follows:

= Meadway, where current facilities are very limited (Zones 13 and 16 have localised
convenience goods retention rates of less than 10 per cent), and where levels of

multiple deprivation are high;

* the area to the immediate north east of the City Centre (Zone 4, covering Nechells,
Saltley and Aston), which has very high deprivation levels and a very low localised

convenience goods retention rate;
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the area to the immediate south east of the City Centre (Zone 20, covering Highgate,
Sparkbrook and Balsall Heath), which has very high levels of deprivation and a very

low convenience goods retention rate;

the three neighbourhoods of Hawkesley, Primrose and Pool Farm, to the south of

Zones 24 and 28; and

those major regeneration schemes which require, for viability reasons, the high value

land receipts associated with large foodstores.

Proposals which seek to fill these priorities will, of course, remain subject to compliance

with the policy tests set out in the development plan and in the NPPF.

Qualitative Need

Given the evidence of some reduction in the City Centre’s market share, following the

onset of the recession, we consider it essential that the Birmingham Development Plan

gives high priority to a number of flagship schemes and other initiatives that are likely to

take place in the ‘Areas of Transformation’, as identified in the Big City Plan. These

schemes and initiatives include, or are likely to include:

the ongoing redevelopment of New Street Station, which will provide for a flagship
store for the John Lewis Partnership, secure the redevelopment of the Pallasades and
provide for a new southern entrance that will open up the area around John Bright

Street;

expansion of the retail core southwards, as a result of the redevelopment of the
Wholesale Markets, which will provide an opportunity to extend the retail offer with
niche retail, improved markets, food and leisure space, new residential
neighbourhoods and with Moat Square potentially representing the centre piece as a
new public space;

continued investment in the retail core bounded by the Bullring, Mailbox, Pavilions,

Pallasades, New Street and Corporation Street, as prime shopping locations;

the development of new locations for independent high value retail such as the area
between St Phillips Cathedral and New Street, around John Bright Street and the

Mailbox and as part of the Southern Gateway;

HVO051 | February 2013
Final Report

42



4.15

4.16

417

Birmingham City Council
Birmingham Retail Needs Assessment Update

= the further development of art and craft independent sectors centred upon Digbeth

High Street and in the Jewellery Quarter;

= the further provision of café’s, bars and restaurants and other leisure activities as part

of a broader mix of uses within the retail areas; and

= new and improved markets supporting a food quarter as part of the Southern

Gateway.

In Sutton Coldfield, the key qualitative consideration is the need to find an anchor store
which can act as a catalyst for new development to improve the quality of the retail offer

and take advantage of new investment in the public realm.
So far as the district growth centres are concerned, there is clearly a need to:

a) secure a comprehensive restructuring of the existing 1960s Poolway Shopping Centre
at Meadway, to improve accessibility by all modes of travel and to secure
improvements in the quality of the public realm, both within the centre and at the
adjacent Kent’s Moat Recreation Ground, but recognising the difficulty of how to

kickstart the regeneration process from such a weak base position;

b) improve linkages between Birchfield Local Centre and the One Stop Shopping Centre
in Perry Barr recognising that, if such linkages are to be successfully formed, there is
likely to be a need for a critical mass of retail development of up to around 15,000

sg.m gross by 2026; and

c¢) find a way forward in Selly Oak to secure the regeneration of the badly contaminated
Battery site, in a way which keeps the quantum of additional retail development to a
level that does not harm the vitality and viability of nearby district centres, such as

Northfield, and investor confidence in the City Centre.

For the remaining district and neighbourhood centres, the accommodation of retail need
is likely to reflect the physical and environmental capacities which exist and the market
opportunities which can be responded to. Some centres are unlikely to be able to
provide for any material level of retail development, whereas in others there may be
scope for retail schemes of up to 10,000 sg.m gross; hence our recommended allowance

of 90,000 sq.m gross, up to 2031, for the 15 other district centres combined.
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There is also a need to create a new local centre at Redditch Road to serve the three
neighbourhoods of Hawkesley, Primrose and Pool Farm, with such a centre requiring a

foodstore anchor given the limitations of existing provision.
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