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Figure 3.3 � East Walk, Basildon 

Table 3.1 � Basildon health check summary 

PPG indicator Summary for Basildon town centre Traffic
light

score

Diversity of uses The centre has a good diversity of uses, with a mixed retail offer 
oriented towards comparison goods. Clothing and fashion 

retailers are principally concentrated in the Eastgate Centre, with 
key department stores including Marks & Spencer and BHS in 
Town Square. There is also a large Asda supermarket at the 

eastern end of the town centre (within Eastgate) and a market, 
both of which clearly act as footfall generators.  

While retail diversity is strong, the town centre offers very limited 
leisure and evening economy options � a fact that is noted in the 

representations made to the council on its emerging Core 
Strategy consultation. The Towngate Theatre is the only cultural 
venue within the town centre and there is a noticeable absence 

of family dining options.  
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PPG indicator Summary for Basildon town centre Traffic
light

score

Proportion of 
vacant street level 

property 

There is quite a bit of fluidity in units becoming vacant and 
subsequently let. Since the Experian Goad Survey was carried 
out in March 2014, there has been a noticeable decline in the 
number of vacant units around Town Square and the Eastgate 
shopping centre. Our updated analysis identifies a vacancy rate 
of 11.5%, slightly below the current UK average of 12.3%. There 

are some parts of the centre � mostly noticeably East Walk � 
where the vacancy rate appears to have increased and this 

should be carefully monitored. Similarly, the upper floors of the 
Eastgate Centre have low footfall and have seen a clear 

increase in the number of vacant units.  

While vacancies have been falling, we noted an increase in the 
number of discount stores throughout the centre. This trend 

needs to be carefully monitored as it may contribute to a 
negative perception of the centre.  

We also noticed a small decline in the number of market stalls in 
operation during our site visit. In particular, the South Western 

corner of the market saw minimal footfall with most of the activity 
focused around Market Pavement. The proposed move of the 

market at St Martin�s Square could potentially improve the 
market�s profile.  

Retailer
representation and 

intentions to 
change 

representation 

Retailer representation is, for the most part, geared towards 
national multiple retailers, and these act as the anchor stores � 

Marks & Spencer, Primark, Debenhams and Asda can be 
considered the principal anchors. There is a lack of a clear 

anchor store at the western end of the town centre. Other key 
retailers in the centre include H&M, Topshop/Topman and River 
Island. The retail offer is generally middle to lower market, with 

many of the recent openings towards the �value� end of the 
spectrum.  

Analysis of the FOCUS Commercial Property database suggests 
that there is limited demand for retail premises in Basildon town 

centre from national retailers.  

Commercial yields The commercial property market in Basildon has been relatively 
active in recent years with consistent yields being achieved. The 

most notable deal involved the sale of the Eastgate Shopping 
Centre by British Land to Infrared Capital in January 2014. The 
sale achieved a price of £88.6 million and had a yield of 6.93% 

making it the biggest retail transaction in Basildon.  

These compare positively with average comparison yields in the 
order of 7.5%.  In relation to convenience yields, local 

developers/agents indicate that typical levels are 5% for larger 
supermarkets and 5.5% for smaller convenience stores. 

Other notable transactions, albeit outwith the town centre, 
include the sale of Mayflower Retail Park to Scottish Widows by 

British Land in March 2011. The sale achieved a price of £51 
million and a yield of 6.3%.  
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Table 3.2 � Billericay health check summary 

PPG indicator Summary for Billericay town centre Traffic
light

score

Diversity of uses There is a good diversity of uses in the town centre. There is a 
strong emphasis on comparison goods retailing but also well 

used convenience good offering. The leisure offer is particularly 
strong, with a range of cafes and family restaurants. The 

convenience goods offer is also good, with branches of Waitrose 
(which acts as the �anchor� to the overall retail offer of the 
centre), Iceland and Marks & Spencer Simply Food are all 

present within the centre, although the latter is divorced from the 
primary shopping area as it is part of a BP petrol filling station.

 

Proportion of vacant 
street level property 

Only 2% of units were observed to be vacant at the time of our 
visit to the centre, which is considerably lower than the current 

UK average of 12.3% 

 

Retailer
representation and 

intentions to change 
representation 

Retailer representation in Billericay town centre can be 
considered to be strong, with a good range of national multiple 
retailers being balanced out by a well-developed independent 
retail and leisure sector. Key national retailers present include 

Waitrose, Marks & Spencer Simply Food, Iceland, Boots, 
Superdrug, Poundland and Argos. There is also a good level of 

representation from café and restaurant operators, such as 
Costa and Pizza Express.   

Demand from national retailers appears to be relatively limited 
but this may be related to the small size of many of the retail 

premises in the town centre. 

 

Commercial yields Commercial retail sector in Billericay has mostly been subdued; 
however, some transactions have taken place which indicate 
that yields are improving from the 2008 level of 6.75%, with 

yields in the order of 7.8% and 6.6% being achieved.  Mayflower 
House and The Walk, including 10 retail units, is currently on the 

market and could achieve yields in the region of 7.3%.   

 

Pedestrian flows Pedestrian flows in the town centre are generally good due to 
the linear nature of the centre and a strong retail and leisure mix 
throughout. However, relatively high levels of vehicle traffic can 

make it difficult to cross the High Street. 

 

Accessibility The town centre is close to the train station with connections to 
London and surrounding towns (although there is no direct train 
service to Basildon). A number of bus routes also run through 

the town centre. Parking in the town centre appears to be 
heavily used and there are capacity issues. 

 

Perception of safety/ 
occurrence of crime 

The town centre appears to be well cared for. The high number 
of restaurants indicates that there is still a significant night time 

population. We do not expect this to be a particular area of 
concern.  

 



Basildon R

November 20

S

3.3.3
o
g
t

s
a

3.4

3.4.1
d
s
a
A
s
a

T

Retail & Comm

015 

PPG ind

State of tow
environment

Source: PBA as

Billericay cle
of Basildon. 
goods retaile
to meet man
more niche u
is positive t
supported th
and does no

Laindon t

Laindon is a
district centr
store nearby
acknowledge
Association 
surrounding 
able to look t

Table 3.3 � Laind

PPG indic

Diversity of

Proportio
vacant stree

proper

merical Leisure 

icator

wn centre 
tal quality v

ssessment, Exp

early represe
The retail o

ers, and the 
ny residents
uses does m
to note that

hroughout the
ot present an

own centr

a purpose-bu
re comprises
y. Laindon Ce
ed by the C
in June 20
residential c

towards the 

don health check

cator

f uses Me
C

goo
res
ne

Lai
site

on of 
et level 
rty 

The
tha

Capacity Stud

S

The town ce
very little pub

build

perian Goad, FO

ents a differe
offer is highe
food and dri
� local needs

mean that exp
t vacancy r
e length of th
y significant 

re

ilt district ce
s of the Laind
entre is clear
Council for s
015 to bring
community w
Centre to me

k summary 

S

ets some res
Co-Operative
ods retailers
sidents are li
eeds.  In the 
ndon, some 

e would be lo

e proportion 
at 35% of the

y

Summary fo

entre environ
blic space. T
dings which a

OCUS Commerc

ent (and inde
er-end, with a
nk sector. W
s, the fact th
penditure los
rates are ex
he linear High
areas of con

entre on the w
don Centre, 
rly an area in
some time.
g forward th
which would,
eet their day

Summary for

sident�s day 
e supermark

s as well as a
ikely to have
representati
residents fe

ow given the 
Su

of empty un
e retail units w

UK av

or Billericay

ment is of hi
he town cen
adds to the c

cial Property Da

eed complem
a greater em

Whilst there a
hat much of 
s to larger su
xtremely low
h Street. Ove
ncern.  

western side
and there is

n need of reg
Basildon C

he centre�s 
, if suitable f

y-to-day shop

r Laindon to

to day needs
ket and a limi
a bank and p
e to look else
ons made to
lt that the via
close proxim

upermarket. 

its is very hig
were vacant 

verage of 12.

y town centr

gh quality th
tre has a goo

centre�s chara

atabase 

mentary) tow
mphasis on s
are a range o

the town ce
urrounding c
w, and the 
erall, the cen

e of the Basi
s also a sepa
generation, a
ouncil appo
regeneratio

facilities wer
pping needs. 

own centre 

s. The centre
ted mix of co
ost office an
where for the

o the Council
ability of rede
mity the centr

gh. Our site v
compared to
3%.  

re

hough there i
od diversity o
acter.  

wn centre off
specialist co
of day to day
entre is give
centres is ine

centre appe
ntre is perfor

ldon urban a
arate standa
a fact which 
inted Swan 
n. There is
re to be prov

e has a smal
omparison 
d pub. Many
eir shopping
l concerning 
eveloping the
re has to Lid

visit revealed
o the current

25 

Traffic
light

score

s
of

 

er to that 
mparison 

y services 
n over to 

evitable. It 
ears well 
ming well 

area. The 
alone Lidl 
has been 
Housing 

s a large 
vided, be 

Traffic
light

score

ll

y

e
l

d
t



Basildon R

November 20

S

3.4.2

r

l

Retail & Comm

015 

PPG indic

Retaile
representati

intention
chang

represent

Commercia
and yie

Pedestrian

Accessib

Perceptio
safety/ occu

of crim

State of t
centre

environme
quality

Source: PBA as

Laindon is c
improvemen
residential co
needs), but 
limited range

merical Leisure 

cator

er
ion and 
s to 
e

tation 

Th
Co-

r
sho

Ou
We
ac

al rents 
lds

T

p

n flows P

bility
im
ce
be
Th

the

on of 
urrence

me

Th

tr
fro

town
e
ental 
y

Th
ru

sh
the

in

rea

en

ssessment, Exp

clearly strugg
nt in order to 
ommunity. T
the anchor s

e of goods.  

Capacity Stud

S

he centre has
-Operative p
supermarket

external
representatio
ould redevel

utside the ce
est Mayne, w
ccessible via

There is limite
rents in Lain

process of co

Pedestrian flo

Pedestrian
mproved altho
entre to surro
e adequate th
he centre is s

e town centre
the

he high num
which we co
rading hours
m the road a
by large chi

he overall qua
un-down natu
hops amplify 
e redevelopm
n place furth
centre. Ther
alm. The qua

in need of u
couraged to 
long-term o

perian Goad, FO

gling for vita
be in a posit

The offer of th
supermarket 

y

Summary for

s a Lloyds B
harmacy, Llo
t is small and
appearance
on in the cen
opment of th

expec

entre itself, th
which is sepa
a a pedestria

ed evidence 
ndon, in large
oming forwar

ows in the ce
appe

 accessibility
ough there is

ounding resid
hough the ca
served by tw

e and surroun
surrounding

ber of vacan
onsider to be
s. Architectur
and the main
mney structu

ality of the L
ure of the ce
the poor env

ment of the c
er comprom

re is little in th
ality of the pa
updating. Th
improve the
ptions for the

a

OCUS Commerc

ality and viab
tion where it
he centre is 
t is dated an

r Laindon to

Bank, a Co-O
oyds Pharma
d suffers from
. We would e

ntre to be gen
he centre com
cted to impro

here is a Lidl 
arated from t
n walkway o

in relation to
e part becau
rd for redeve

entre are gen
ear lightly use

y to the shop
s a pedestria
dential areas
ar park itself i
wo bus stops
nding residen
g area could 

nt units make
 a particular 

rally speaking
n pedestrian p
ures that obs

aindon Cent
entre and the
vironmental q
centre has st
ise the envir
he way of gre
aving is poor
e owners of 

ese matters w
e redevelopm
assessed.  

cial Property Da

bility and nee
t meets the s
limited (but 

nd underinve

own centre 

perative sup
acy and a po
m a dated int
expect dema
nerally weak
me forward th
ove.

supermarke
he rest of the
ver Laindon 

o commercial
se the centre

elopment/reg

nerally poor. 
ed.  

pping centre c
an foot bridge
. Car parking
is in need of 
which link L

ntial areas. W
be improved

es the centre 
concern outs
g, the shops 
promenade i
struct the line

re is general
e high numbe
quality. The p
alled, and th
onmental qu
een planting
, and the sho
the centre sh

where possib
ment of the c

atabase 

eds consider
shopping nee
enough to m
sted, and ot

permarket, a 
ost office. The
ternal and 
and for 
k, although 
his would be

et located on 
e Centre but
High Road. 

l yields and 
e is in the 

generation.  

The stores 

could be 
e linking the 
g appears to 
resurfacing.

Laindon with 
Wayfinding in
d.   

 feel unsafe 
tside retail 
 face away 
is dominated
e of sight.   

lly poor. The
er of vacant 
progress on 

he hoardings 
uality of the 
, or public 
op fronts are
hould be 

ble whilst the
centre are 

rable investm
eds of its sur

meet some da
ther units on

26 

Traffic
light

score

e

e

t

n

d

e

e

ment and 
rrounding 
ay-to-day 
ly offer a 



Basildon R

November 20

3.4.3
f
a
a
b

W3.4.4

u
C
c
w

3.5

3.5.1

T
s
�
a
O
c

T

Retail & Comm

015 

It is the env
from a dated
appearance 
and low leve
being in a re

Whilst plann
implementat
Housing Ass
uncertainty,
Centre, enc
concrete col
will enable it

Pitsea tow

Pitsea town 
number maj
Tesco Extra 
supermarket
�traditional� e
a relocated 
Once compl
centre.

Table 3.4 � Pitse

PPG indic

Diversity of

Proportio
vacant stree

proper

Retaile
representati

intention

merical Leisure 

ironmental q
d, uninviting
do not enco

els of footfa
elatively acce

ning permissi
tion is likely 
sociation wo
it is recomm

couraging sh
umns and ca
t to better fulf

wn centre 

centre lies o
or intra and
supermarke

ts in the co
element of th
and enlarge
ete, these re

ea health check s

cator

f uses 

co
c

Te

reg

c
p

c

Th
th

on of 
et level 
rty 

M

reg

er
ion and 

ns to 

N
con
num

Capacity Stud

quality of the
 external ap

ourage visitor
ll both indica

essible locatio

ion exists fo
to be realis

ould be the 
mended that 
hort term ae
anopies) as w
fil its role and

on the easter
d inter-urban
et � the large
untry. A sig
e town centr

ed Aldi supe
edevelopme

summary 

S

The retail o
nvenience go
comparison a
sco Extra su

Morrison�s
generation w
and well-sup
created Mark
provision in t
entre, with g

here are a lar
e centre, wh
bring the ove

The proport
significantly

Majority of th
(March 20

generation. A
Morriso

National reta
nvenience go
mber of bank

y

e centre whic
ppearance, a
rs to stay in 
ate that it is
on surrounde

r the redeve
sed. The C
sixth develo
the Council 

esthetic imp
well as deve
d function.  

rn side of the
n roads. The
est supermar
gnificant prog
re, involving 

ermarket, and
nt works are

Summary fo

offer in Pitse
ood retailing
and service 

upermarket a
 supermarke

works current
pported mark
ket Square. D
the comparis

gaps in the of
electronics a

rge number o
ich limits the
erall feel of t

tion of vacan
y lower than t
he units ident
013) were de
An additional 
on�s was con

ailer represen
oods retailer
ks and a larg

ch gives bigg
and the lack
the centre. T

s not widely 
ed by housin

elopment of t
ouncil�s curr
oper in almo
prioritises th

provements 
eloping a long

e Basildon u
e centre is d
rket in the B
gramme of 
the creation 
d the develo
e expected t

or Pitsea tow

a town centr
 as well as m
needs. The c

alongside bra
et is under co
tly underway
ket which is n
Despite this, 
son goods an
ffer including
and furniture

of take-away
e diversity of 
the centre so

t property sta
the current U
tified as vaca

emolished as
vacant unit 

nsolidated as

ntation is dom
rs mentioned
ge number of

gest cause f
 of public re
The high num
used by loc

ng.

the centre, it
rent develop
ost two deca
he redevelop
(this may in
g-term vision

rban area, a
dominated b
orough and 
regeneration
of a new Mo

opment of a 
to significant

wn centre 

re is skewed 
meeting some
centre contai
anches of Lid
onstruction a
y. There is als
now held in t
there is a cle

nd services o
g clothing and
e retailers.  

y/fast food re
uses and als

omewhat dow

ands at 1.8%
UK average o
ant in the Go
s part of the c
adjacent to t
 part of a cas

minated by th
 above. The

f national fas

for concern. 
ealm and po
mbers of vac
cal residents

t is unknown
pment partne
ades. In ligh
pment of the
nclude remo
n for the cen

at the interse
by the prese
one of the 2

n is underwa
orrisons supe

new marke
tly enhance 

towards 
e day-to-day
ins a large 

dl and Aldi. A
as part of 
so a popular
the newly-
ear under-
offer of the 
d footwear, 

estaurants in 
so serves to 
wnmarket. 

% which is 
of 12.3%. 
oad survey 
centre�s
the proposed
sino.  

he national 
re are also a

st food chains

27 

It suffers 
oor visual 
cant units 
s, despite 

n whether 
er, Swan 
ht of this 
e Laindon 
oving the 
tre which 

ction of a 
ence of a 
20 largest 
ay in the 
ermarket, 
t square. 
the town 

Traffic
light

score

y

A

r

d

a
s



Basildon R

November 20

S

3.5.2
c
t

r
d
t
a

Retail & Comm

015 

PPG indic

chang
represent

Commercia
and yie

Pedestrian

Accessib

Perceptio
safety/ occu

of crim

State of t
centre

environme
quality

Source: PBA as

Pitsea town
completion o
the town ce
particularly 
reducing the
different com
to define the
area.  

merical Leisure 

cator

e
tation 

in
G

al rents 
lds

A
Hig
foc

b
gro

fo

n flows 

st
res

ped
th

bility

A

s

on of 
urrence

me

T
re
p

town
e
ental 
y

T

en
w
p

qu

ssessment, Exp

n centre is 
of these work
entre. There 
in respect o

e number of f
mponents of 
e boundary 

Capacity Stud

S

ncluding Pizz
Generally sp

Analysis of re
gh Road, No
cus of comm
last two yea

between £210
oss, although
or a longer le

The town ce
elevated A1
treets with fa

stricted to usi
centre appe

destrian links
herefore poo

way to pr

Accessibility
motorists

supermarket 
difficult to g

underpas

The amount 
etail trading h
edestrian un

ca

The fragmen
which traffic

nvironmental
ith the creati

positive inves
ality, but the

and publ

perian Goad, FO

clearly in tr
ks will undou

remains ho
of improving
fast food / ta
the centre to
of the centre

y

Summary fo

za Hut, Dom
peaking the q

do

ecent deals o
orthlands Pav
mercial invest
ars, all for pre
0 to £250 pe
h achieving a
ease of 15 ye

y

entre is quite 
3 highway a

ast moving tr
ing unattract

ears to favou
s between th
r. The newly
roviding a foc

to the town c
direct acces
and the reta

get to on foot
ss. Bus serv

of footfall wit
hours due to

nderpasses m
n lend the ar

ted nature o
c movements
l quality of th
ion of the ne
stments in im
ere is a need 
lic realm to b

OCUS Commerc

ransition as
ubtedly delive
owever a ne
g representa
akeaways in 
o be better lin
re more tight

or Pitsea tow

inos, KFC, M
quality of the 
ownmarket.

on EGi indica
vement and T
tment activity
emises of les
er sqm.  The 
a lower rent (
ears as oppo
ear leases.  

fragmented 
nd a network

raffic. Pedest
tive underpas
r cars more t
e various pa

y-created Ma
cal point for 

centre is fairl
ss to the tow
ail park. The t
t as it include
ice provision

thin the town
o the limited e
may also attr
rea a feeling 

f the town ce
s dominate, 

he centre. Th
w market sq

mproving the 
for improvem

be extended 

cial Property Da

 the regene
er an uplift to
eed to divers
ation from c
the centre. T
nked togethe
tly and focu

wn centre 

McDonalds an
retail offer is

ates that the 
The Parade a
y.  Rents ach
ss than 60 sq
largest unit o
(£154/sqm), 
osed to the s

and dominat
k of wide sur
trian flows ar
sses. In gene
than pedestr
rts of the tow
rket Square 
pedestrian a

ly good. The 
n centre, the
train station 
es using a pe
 is generally

n centre falls 
evening econ
act criminal a
of unsafety.

entre, and the
both compro
e regenerati
uare, clearly
centre�s env

ments to the 
over a wider

atabase 

eration work
o the overall 
sify the reta

comparison 
There also re
er, or alterna
s further reg

nd Greggs. 
s relatively 

Broadway, 
are the main

hieved in the
qm, range 
of 130 sqm 
has been let

standard 10 

ted by the 
rface level 
re therefore 
eral the town
rians. The 
wn centre are
goes some 

activity.

e A13 gives 
e Tesco 
is however 
edestrian 
y good.  

 outside of 
nomy.  The 
activity and 
.

e extent to 
omise the 
on scheme, 

y represents 
vironmental 

appearance
r area.

ks continue,
vitality and v

ail mix in th
goods retai

emains a nee
atively, for the
generation w

28 

Traffic
light

score

n

t

n

e

e

 but the 
viability of 
e centre, 
lers, and 
ed for the 
e Council 

within this 



Basildon R

November 20

3.6 W

W3.6.1
o

s

T

Retail & Comm

015 

Wickford

Wickford tow
of recent reg
in Pitsea. Th
supermarket

Table 3.5 � Wick

PPG indic

Diversity of

Proportio
vacant stree

proper

Retaile
representati

intention
chang

represent

Commercia
and yie

Pedestrian

merical Leisure 

town cent

wn centre, in 
generation in
he centre, w
ts. The non-r

kford health check

cator

f uses Th
C

sh

lim
ran

o
aw

co
tow

on of 
et level 
rty 

T
wh

r
obs

er
ion and 

ns to 
e

tation 

A f
in
s
r
S

Su

ret

al rents 
lds

A
pre
th
t
c

7.6
flo

n flows Pe

p

Capacity Stud

tre

the north-ea
itiatives, albe

whilst relative
retail offer of

k summary 

Su

he town cent
Co-Operative
hopping cent

retail offer 
clothing/fash
ited. There a
nge of servic
options are lim
way establish
significant ev

ouncil over th
wn centre ha

The proportio
ich is lower t
rate in the tow
served at the

airly good re
nclude Aldi a

store. There a
retailers pres
Superdrug a
ubway and P

expect dem
local/indepen
tailers may a

As with the o
emises is lim

he market, th
town.  New b
currently bein
%.  At the m
oorspace is b

edestrian flow
although the

pedestrian fo

y

ast of the Bo
eit on a more

ely small in s
f the town ce

ummary for

tre contains t
e and Aldi. T
tres, the Lad
is generally 

hion retail off
are a number
ce providers s
mited to a sm
hments, and 
vening econo
he emerging
as reached its

expansion

on of vacant 
than the natio
wn centre ha

e time of the 
the c

epresentation
and the Co-O
are also a nu
sent in the ce
and Dorothy P
Pizza Hut in t
mand for rep
ndent retaile

arise for the m
T

other smaller
mited.  Howev

ere is some 
build retail flo
ng marketed 

more centrally
being marke

the bas

ws are good 
e northern se

ootfall than th

rough, has a
e limited sca
size, contain
ntre is limite

r Wickford to

two large sup
The town cen
dygate Centre
medium to d
fer in the tow
r of independ
such as bank
mall number 
the town cen
omy. Repres
Local Plan s
s capacity an
n and improv

properties in
onal average
as decreased
most recent 

centre in 201

n of convenie
Operative as 
umber of ban
entre include
Perkins. The
erms of natio
resentation t
rs, although 

more modern
he Willows. 

r centres, com
ver, based o
evidence on

oorspace at t
at £65 per s

y located Riv
ted at £174 p
sis of 8.4% y

as the town 
ection of the

he south. The

also been the
ale than those
ns two shopp
d.

own centre 

permarkets, o
ntre also has 
e and The W
own market,

wn centre is p
dent retailers
ks and chem
of restaurant
ntre is unlike
sentations ma
seem to sugg
nd is therefor
vement.

n the town ce
e of 12.3%.  
d from the fig
Experian Go
3.  

ence good re
well as a sm

nks. Compar
 New Look, 
 food offer is

onal retailers
to principally 
demand from

n retail floors

mmercial dat
n properties 

n the perform
he Capricorn
qm, achievin
erside Place
per sqm and

yield.

centre is line
town centre

e railway viad

e subject of a
e presently u
ping centres

operated by 
s two small 
Willows. The 
, and the 
particularly 
s, and a good

mists. Leisure
ts and take 

ely to have a 
ade to the 
gest that the 
re in need of

entre is 5% 
The vacancy
gure of 8% 
oad survey o

etailers which
mall Iceland 
rison goods 
Peacocks, 
s limited to 
s.  We would
y be from 
m national 

space, e.g. in

ta on retail 
currently on

mance of the 
n Centre is 
ng yields of 
e, further new
d for sale on 

ear in shape 
e has less 
duct which 

29 

a number 
underway 
 and two 

Traffic
light

score

d
e

f

 

y

of

 

h

n

 

w

 



Basildon R

November 20

S

W3.6.2
T

r

3.7 O

3.7.1
c
w
o
r
s
b

3.7.2

f

Retail & Comm

015 

PPG indic

Accessib

Perceptio
safety/ occu

of crim

State of t
centre

environme
quality

Source: PBA as

Wickford tow
The retail of
major �big-fo
recent inves
needed to m

Out-of-cen

Not all of the
common wit
with retail pa
of-centre co
retailing, suc
street� retaile
be relaxed). 

Basildon als
includes a ci
floorspace is
include signi

merical Leisure 

cator

bis

bility A
to
the
rou
con
ap

on of 
urrence

me
m

town
e
ental 
y

Th
im
m

als
Co
to
p

pos

ssessment, Exp

wn centre ca
ffer is satisfa
our�-operated
stments in th

make the town

ntre retail 

e retail provis
h elsewhere
arks and free
onvenience 
ch as DIY go
ers to take s

so has a larg
inema and c
s concentrat
ificant amoun

Capacity Stud

Su

sects the tow

Accessibility is
own centre, a
e centre wou
utes passing
nnections to 
pear to be a
and the adj

Perception
oderate. The

consider

he quality of 
mproved in o

more cohesiv
so generally l
ouncil in impr
oilets, an imp
public realm a
sitive contribu

perian Goad, FO

an generally 
actory but lim
d supermarke
he town cen
n centre mor

provision

sion in the B
in the count

estanding ret
goods floor

oods and fu
space in such

ge purpose-b
omplementa
ed in the Ba
nts of out-of-

y

ummary for

wn centre act
li

s fairly good
although imp
uld be benefi
g through the

Basildon an
dequate par
acent to the 

Ladygate

 of crime in t
e area under
red to have th

the town cen
order to mak
ve. The archi
low.  We not
roving the pu
proved marke
and a refurb
ution toward

quality o

OCUS Commerc

y be conside
mited in term
et either with

ntre public re
re cohesive. 

n in the Bo

Borough is co
try, the estab
tail warehous
rspace. Typ
rniture � alth
h developme

built out-of-to
ary leisure us
asildon urban
-centre floors

r Wickford to

s a visual ba
ne of sight.

. The train st
proved wayfin
icial. There a

e town centre
nd the greate
king provisio
Co-Operativ

e Shopping C

the town cen
rneath the ra
he highest pe

ntre public re
ke the two ha
tectural qual
te the recent 
ublic realm, w
et, improvem
ished leisure
s improving 

of the town c

cial Property Da

ered to be pe
ms of variety, 

hin the town
ealm are be
It is positive 

orough

oncentrated 
blished town
ses, as well 

pically this 
hough there 
ents where p

own leisure 
ses. The maj
n area and c
space. 

own centre 

arrier which in

tation is not f
nding from th
are also a nu
e, which prov
r Essex area

ons provided 
ve supermark
Centre.  

tre can be sa
ilway viaduc
erception of 

ealm could po
lves of the to
ity of the tow
investments

which include
ments to the H
e centre. The
the overall e
entre.

atabase 

erforming ad
and it is no
centre or w

neficial but 
to note the v

in the netwo
 centres com
as a networ
floorspace o
is increasin

planning rest

destination, 
ority of the B
centres such

nterrupts the

far from the 
he station to 
mber of bus 

vide frequent
a. There also
by both Aldi

ket in the 

aid to be 
ct is perhaps 
crime.   

otentially be 
own centre 
wn centre is 
s by Basildon
e new public
High Street 

ese make a 
environmenta

dequately at
otable that th
wider urban a

further inves
vacancy rate

ork of town ce
mpete for exp
rk of large fo
offers �bulky
g demand fr
trictions allow

Festival Pa
Borough�s ou
h as Billerica

30 

Traffic
light

score

e

t
o
i

 

 

n
c

al

 

t present. 
ere is no 

area. The 
stment is 

e is low.  

entres. In 
penditure 
rmat out-
y goods� 
rom �high 
w (or can 

rk, which 
ut-of-town 
ay do not 



Basildon R

November 20

T

S

3.8 T

S3.8.1
c
c
c
a
s
2

3.8.2
t

c
r

T3.8.3
r
o
o
t

C

C3.8.4
r

Retail & Comm

015 

Table 3.6 � Mai

Centre 

Basildon

Pitsea 

Source: PBA re

The surro

Surrounding
centres with
compete wit
considered t
also be awa
significantly 
2011. We co

Brentwoo

Brentwood is
the Brentwo
includes a S
comparison 
retailers, inc
Basildon, lar
provide an a

The retail pro
range of co
operators in 
options in Br
town centre.
mix of theat
Brentwood. 

Chelmsfo

Chelmsford 
retailers, and
post increas

merical Leisure 

n out-of-centre re

Store / Ret
Park

Mayflowe

Pipps Hil

Festival L

Heron R

Vange

Pitsea R

esearch *Pitsea 

ounding ne

 the Boroug
in the Borou
th destinatio
to be Brentw
are that the 
strengthene

onsider the c

od

s the main t
ood Local P
Sainsbury�s, 
goods offer 

cluding smal
rgely focusse

alternative sh

ovision in the
offee shops 

the town ce
rentwood are
. The Brentw
tre productio

rd

is a strong r
d a significan
sing influence

Capacity Stud

etail and leisure f

tail or Leisu
k Name 

er Retail Park

ll Retail Park

Leisure Park

Retail Park 

Retail Park

Retail Park*

Retail Park func

etwork of 

gh there is 
ugh for expe
ns in the Bo

wood, Chelm
retail and le
d through th
ompeting ce

own in the b
Plan. The ce

Co-op and 
is also adequ
l branches 
ed on meetin

hopping desti

e centre is su
and restaur

entre include 
e however lim
wood Theatre
ons and live 

regional sho
nt civic, cultu
e over shop

y

floorspace provis

ure

k Ho
Mothe

k Asda,

k Empire C
McD

ctions as an ext

centres

a network o
enditure. The
orough � a
msford, Lak
eisure offer 
he opening o
entres below.

borough of B
entre has a 
Iceland as w
uate, with a 
of Marks & 
ng day-to-da
ination for re

upported by 
rants such 
Nandos, Piz

mited but inc
e is the only
music gigs.

pping destin
ural and leis
pping pattern

sion in Basildon 

Main re

omebase, Ha
rcare, Choic

Piz

 B&Q, Curry

Cinemas, Piz
Donalds, Tob

A

McDonalds, 

tension of Pitse

of centres w
e principal ce
and particula
keside and S
at Stratford

of the Westfi

Brentwood an
good conv

well as inde
reasonable p
Spencer an

ay shopping 
esidents in th

a good prov
as Starbuck
zza Express
clude the bu
y entertainme
. There are 

ation, with g
ure destinati

ns of residen

etailers / Op

arveys, Sport
e, Boots, KF
zza Hut, Tes

s/ PC World
Warehouse 

zza Hut, Nan
by Carvery, E
nightclubs. 

Asda, Halford

Homebase 

KFC, Lidl, P

a town centre 

which provide
entres which
arly Basildon
Southend, w
d in East Lo
eld Stratford

nd is defined
enience goo

ependent spe
provision of c
nd Next. Wh
needs, we w
e northern p

ision of servi
ks and Zizzi
, Prezzo and
dget chain P
ent venue in
no bowling 

good represe
on. We expe

nts in the Bo

perators 

rts Direct, Ne
FC, McDonal
sco

, Argos, Car

ndos, Pizza E
Envy and Liq

ds, 

Pets at Home

e competitio
h can be exp
n town centr
whilst the Co
ondon has a
d City develo

d as a town 
ods provisio
ecialist retai
clothing and 
hilst the offe
would expect
part of the Bo

ices uses, in
i National re
d Chimichan
Premier Inn w
n the town. I
alleys or cin

entation from
ect Chelmsfo
orough over 

31 

ext,
ds and 

phone 

Express, 
quid

e

on to the 
pected to 
re � are 
ouncil will 
also been 
opment in 

centre in 
on, which 
lers. The 
footwear 

er is, like 
t that it to 
orough. 

cluding a 
estaurant 
ga. Hotel 
within the 
t offers a 
nemas in 

m national 
ord could 
the plan 



Basildon R

November 20

o
a

C3.8.5
o
W
C
a
T
r
r

3.8.6
S
r

a
l

T3.8.7

d
S
r

�

3.8.8
t

r
r
r
w
W

3.8.9
s
r
�
b
e

S

S3.8.10
S
d
d

Retail & Comm

015 

period, with t
in the city c
outlets, a cin
and we expe

Chelmsford 
of centre. Th
Western. Ch
City Theatre
and theatre v
The facility 
representatio
representatio
Nandos. 

Lakeside

Lakeside is 
Strategy sup
regional cen
Park, Junctio
and Tesco E
levels of acc

The main ro
particular is 
destination. 
Spencer, De
retailers, ran
national reta
�town centre
Retail Park i
Retail Park h

LSC has ben
the creation 
number of c
retail parks. 
run by natio
reinforce LS
within the sh
Wagamama
Burger Kitch

However, La
such as ban
reflects Lake
�traditional� t
becoming a
expenditure 

Southend

Southend is 
Strategy. Th
developmen
destination. 

merical Leisure 

the recent co
centre, ancho
nema and ne
ect it to reinfo

has a numbe
his includes 
helmsford als
es screening 
venue. Addit
includes a 
on of nation
on from Piz

designated 
pports the tr
ntre. Lakesid
on Retail Pa
Extra. There

cessibility from

ole of Lakesi
a fashion 

The shoppin
ebenhams a
nging from bu
ailers, and w
e�-format reta
ncludes repr
has TK Maxx

nefited from 
of an exteri

coffee shops
Lakeside off

onal multiple
C�s role as a
hopping cen
. Elsewhere 

hen and Taco

akeside score
nks/building s
eside�s curre
town centre.
a fully-fledge
within Basild

d-on-Sea 

the main tow
e Core Strat
ts in the bo

Capacity Stud

ommenceme
ored by a J

ew restaurant
orce Chelmsf

er of nationa
the budget 

so has an 8-
additional a

tional family 
pool hall, a 

nal multiple 
zza Express

as a new re
ransformation
e incorporate

ark and a nu
e is a strong
m the nation

ide at prese
and departm

ng centre is a
nd Primark w
udget to upm
hilst this is p
ailers estab
resentation fr
x and �outlet� 

recent impro
or family din

s located in 
fers extensiv
 operators). 

a comprehen
ntre include 

in the centr
o Bell.  

es poorly in t
societies, ha
nt role as a c
. As with Ch
ed town ce
don Borough

wn in Southe
tegy defines 

orough and t

y

ent of constru
John Lewis d
ts. The sche
ford�s positio

l hotel chain
chain Trave

-screen Ode
art house film

entertainme
 laser tag r
restaurant o
, Prezzo, P

egional cent
n of the nor
es the Lakes
mber of larg
g and estab

nal road netw

nt is as a co
ment store-le
anchored by
with an exte

market. The r
principally �b
lishing a tra

from Next, Sp
stores from 

ovements to 
ning destinat
LSC, and dr

ve family ente
This is des

nsive retail an
Las Iguanas
re there are

terms of rep
air & beauty 
comparison 
helmsford, t

entre is like
h over the cou

end Borough
Southend to

the centre a

uction of a ne
department
me is expect

on as a regio

s present wit
elodge as w
eon cinema w
ms as well as
ent includes t
room and a 
operators in

Pizza Hut, Z

tre in the Th
rthern part o
side Shoppin

ge, freestand
lished retail 

work.

omparison s
ed establish

y large branc
ensive range
etail parks a
ulky goods� 

ading presen
ports Direct a
Marks & Spe

its food and 
tion overlook
rive-through 
ertainment a
signed to co
nd entertainm
s, Nandos, S
e branches o

resentation i
salons, trav
goods shopp
he future de

ely to repre
urse of the p

h and is defi
own centre a
acts as a su

ew retail and
store, along
ted to comm

onal-level sho

thin the town
ell as 2 hote
with the inde
s being the c
the 36 lane, 

café. Chelm
the town c

Zizzi�s, Café 

hurrock Core
f the Lakesi
ng Centre (L
ing stores in
offer, which

shopping des
ed comparis

ches of Hous
of supportin

lso have a go
in nature the

nce here; fo
and Costa C
encer and G

drink offer in
king the cent

restaurants 
nd dining op
mplement th

ment venue. 
Strada, Café
of Pizza Hut

n other servi
vel agents an
ping-led dest
evelopment 
sent signific
lan period.  

ned as a tow
as the first pr
ub-regional c

d leisure dev
gside 25 furt
mence trading
opping centre

n centre and 
els operated
ependent Ch
city�s main li
Tenpin bowl
msford has 
centre. This 

Rouge, Gir

e Strategy. T
ide Basin in
LSC), Lakesi
ncluding Ikea
h benefits fr

stination; an
son goods 

se of Fraser,
ng clothing &
ood represe
ere is a shift
or example 
Coffee, whilst
Gap.

n this respec
tral lake. The
in the vicin

ptions (all of w
he retail offe
Restaurant o

é Rouge, Gi
, Yo Sushi, 

ice sector ca
nd dry clean
tination, rath
of Lakeside
cant compe

wn centre in 
reference fo
comparison 

32 

elopment 
her retail 

g in 2015, 
e.

the edge 
d by Best 
helmsford 
ve music 
ling alley. 
a strong 
includes 

raffe and 

The Core 
to a new 
de Retail 

a, Costco 
om good 

d LSC in 
shopping 
 Marks & 
& fashion 
ntation of 
t towards 
Lakeside 

t Junction 

ct through 
ere are a 
ity of the 
which are 
ering and 
operators 
raffe and 
Gourmet 

ategories, 
ners. This 
her than a 
e towards 
etition for 

the Core 
r all retail 
shopping 



Basildon R

November 20

T3.8.11

w
W
s
o
s
q

S3.8.12
c
a

S
S
o
A
T

Retail & Comm

015 

The town ce
high street. T
with an emp
Wilkinson, B
services as 
on Poundlan
specialist sh
quality of the
means there

Southend of
continues to
amusement
number of t
Studios. A
Southend ha
operators wi
Ask and Fra
Travelodge a

merical Leisure 

entre features
The two shop
phasis on co
Boots, HMV, 
banks, a hai
nd, TK Max
ops. Whilst w
e retail offer

e may be som

ffers a host o
o be a popu

park. The 
heatres suc
bowling alle

as a numbe
ithin the tow

ankie & Benn
as well as th

Capacity Stud

s two shoppi
pping centre
omparison g
Deichmann,
irdresser, a t
xx, Primark, 
we do not co
r in Southend
me scope for

of dining and
lar local attr
city centre h
h as the Pa
ey complete
r of dining e
n including. 

ny�s. The tow
e mid-range 

y

ng centres, T
s offer a sim
oods retailin
, Next, New 
travel agent 
Toni & Gu

onsider there
d relative to
r expenditure

 leisure optio
raction. The 
hosts an eig

alace Theatr
es the famil
establishmen
The offer in

wn centre als
hotel chain 

The Victoria 
milar retail mix
ng. The Victo
Look and P
and an optic
y, Vision Ex

e to be a sign
Basildon, it

e to be lost. 

ons in compa
pier include

ght screen 
re, Cliffs Pav
ly leisure o
nts, there ar
cludes Pizza
so hosts bud
Park Inn by R

and the Roy
x offering a m
oria includes
eacocks in a
cian. The Ro
xpress and 
nificant differe
s close prox

arison to Bas
es a museum
Odeon Cine
vilion, and C
ptions within
re relatively 
a Hut, Pizza 
dget hotel ch
Radisson.

yals, in addit
mid-market r
s branches o
addition to s
oyals include
Pandora as
ence in the s
ximity to the 

sildon. South
m as well as
ema in addi
Clifftown The
n Southend
few nationa
Express, Be
ains Premie

33 

ion to the 
etail offer 
of Argos, 
uch retail 
es outlets 
s well as 
scale and 
Borough

hend Pier 
s a small 
tion to a 

eatre and 
.  While 
l multiple 
ella Italia, 
r Inn and 



Basildon R

November 20

4 W

4.1

4.1.1
s

W
a
c

T4.1.2
l

d

4.2

4.2.1
t
s

t
t
w

4.2.2

t

T

11
 A large

Retail & Comm

015 

Where

Read this sect

! Volume 2, A

! Volume 2, A

! Volume 3 (H

Introducti

In this sectio
spending on
much is spe
We also set
assess the e
come forwar

The findings
leisure patte
NEMS data 
described in 

Definition

In order to es
their retail a
split this stu
patterns to 
Borough is s
trade from re
the administ
we have ado
Basildon Ret

Figure 4.1 a
indication of
total of five s

Table 4.1 - Study

Zone 

Zone 1 

Zone 2 

Zone 3 

Zone 4 

Zone 5 

er version of th

merical Leisure 

e are re

tion alongside

Appendix D (St

Appendix E (Qu

Household surv

ion

on we set ou
n convenienc
ent at centres
t out the stu
extent of grow
rd over the co

s of this sect
erns, which w

is provided 
full below.  

n of Study 

stablish whe
and leisure s
udy area into
be provided

such that the
esidents in n
rative bound
opted for the
tail Capacity

also shows h
f spending p
survey zones

y area zones 

Ba

Grays

                    
he plan shown

Capacity Stud

esident

e: 

tudy Area plan

uantitative reta

rvey results) 

ut where resi
ce (food), co
s in the Boro
dy area whi
wth in spend
ourse of the 

tion are info
was underta
in full at Vo

Area

ere residents 
spending, it i
o zones in o
d. Because 
e highest orde
neighbouring 
daries of the 
e purposes o
y Study (2007

how the stud
patterns for r
s, as follows:

M

asildon (incl

South

, Stanford-le

n at Figure 4.1

y

ts curre

n) 

tail need tables

dents in Bas
mparison (n
ough and ho
ch has been

ding on retai
study period

rmed by a h
aken by NEM
olume 3 to t

in different p
is necessary
order for a s
the geograp
er centres, p
 authority ar
Borough. Fi

of our study, 
7).

dy area has 
residents in 

Main centres

luding Basild

h Benfleet, R

e-Hope, Corr
Lakeside

 is provided a

ently s

es " Tables CM

sildon Boroug
on-food) and
ow much �lea
n used as th
l and leisure

d.

household te
MS Market 
this study. T

parts of the B
y to firstly de
sufficiently fi
phy of the a
particularly B
eas, we ado
gure 3

11
 sho

which are u

been sub-div
different par

s (zone nam

don town cen

Wickford 

Rayleigh and

ingham, Cha
e Shopping C

Billericay 

t Appendix D

hoppin

M1 to CM5 and 

gh are curre
d leisure goo
aks� to destin
he basis of o

goods whic

elephone sur
Research du
The approac

Borough are 
efine a study
ne-grain of 
administrativ
asildon, can
pt a study a

ows the boun
nchanged fro

vided in orde
rts of the Bo

me in bold) 

ntre, Pitsea a

d Canvey Isla

afford Hundre
Centre)

D

ng?

d CV1 to CV5) 

ently underta
ods, establis
nations furth
our assessm

ch can be ex

rvey of shop
uring July 2

ch to these s

currently un
y area; and 
analysis of 

ve boundarie
n be expected
rea that is w
ndaries of th
om those us

er to get an 
orough, and 

and Laindon)

and

ed (also inclu

34 

king their 
hing how 

her afield. 
ment, and 
pected to 

pping and 
014. The 
studies is 

dertaking 
secondly 
spending 

es of the 
d to draw 

wider than 
e studies 

sed in the 

accurate 
shows a 

)

udes 



Basildon R

November 20

W4.2.3
r
a
d

F

4.3 C

A4.3.1
c
c

T4.3.2
A
£

T4.3.3
f
(

a

Retail & Comm

015 

We therefore
report.  The 
are zones 1,
document fo

Figure 4.1 � Stu

Current &

Appendix E
convenience
comparison 

 The 

 This
2026

 This

Table CM2
Annual pers
£2,782 in zo

Table CM3 
forecasts in 
(SFT) (such
Planner Brie
available to 
period as sh

merical Leisure 

e use these 
zones whic

, 2 and 5, an
or the Counci

udy area 

& Future S

E (Volume 2) 
e goods in 
goods) and T

study area p

s will increase
6; 596,829 b

s is an overal

shows the p
onal spendin
ne 1 (Basildo

multiplies th
Table CM2.
 as online s
efing Note 
residents in 
own in Table

Capacity Stud

study zones
h contain all
nd therefore 
il � it is in the

pending in

sets out the 
the study a
Table CV1 (f

population at

e to 537,948
y 2031; and 

l growth in p

per capita ex
ng on compa
on), to £4,13

he population
. It shows th
shopping, an
13), there is
the catchm

e 4.2.

y

s as the bas
l or parts of 
� reflecting 

ese zones wh

n Study A

 growth in po
area, over t
for convenie

t 2014 is 530

8 persons by
611,962 by 

population of 

xpenditure o
arison goods

33 in zone 5 

n forecasts 
hat, having m
nd using SF
s currently 
ent area. Th

is of our ass
the adminis
the nature o
hich we focu

Area

opulation and
the study p

ence goods) b

0,646 person

y 2016; 557,8
2035 

82,171 pers

on compariso
s differs acro
(Billericay) a

in Table CM
made allowa
FT discount 
£1,054m of 

his will increa

sessment in 
strative area 
of this study 
s our attentio

d expenditur
eriod to 20
both show th

s

887 persons 

ons. 

on goods ac
oss the stud

at 2014. 

M1 by the pe
nce for �spe
rates set ou
comparison

ase over the

the remaind
of Basildon 
as an evide
on.

re on compa
35. Table C

hat: 

by 2021; 57

cross the stu
dy area, rang

er capita exp
ecial forms o
ut in Experia
n goods exp
e course of t

35 

der of this 
Borough 

nce base 

rison and 
CM1 (for 

77,846 by 

udy area. 
ging from 

penditure 
of trading� 
an Retail 
penditure 
the study 



Basildon R

November 20

T

e

S

T4.3.4

s

c

T

c

S

4.4

T4.4.1
s
g

T

O4.4.2
t
s
a
s
s
o
w
e

T4.4.3

Retail & Comm

015 

Table 4.2 � Com

Interval  

Total
comparison 

goods 
expenditure,

inc SFT 
deduction 

(£m) 

Source: Table

Table CV3 
identical to t
shown in Ta
1 to £2,369 
convenience

Table 4.3 � Conv

Interval 

Total
convenience

goods 
expenditure,

inc SFT 
deduction 

(£m) 

Source: Table

Patterns o

The househ
shopping. Ta
goods shop
monetary va
Table CM3. 

Of importanc
this proportio
study area� i
available to 
study area, 
study area r
of a higher-
within the b
expenditure 

Table CM5 id

Bas
total

merical Leisure 

parison goods ex

2014 

1,054.15

e CM3, Appe

of Append
those presen
able CV2. Pe

in zone 5, a
e goods expe

venience goods e

2014 

e

, 1,528.95

e CV3, Appe

of Compar

old survey id
able CM4 (A
pping in per
alues, by app

ce is the pro
on which is u
in Table CM
residents in 
whilst £222m

retains 85% 
-order town 
boundaries o
retention.

dentifies that

ildon town 
 comparison

Capacity Stud

xpenditure growth

2016

 1,061.9

endix E 

ix E multipl
nted in Table
er capita spe
at 2014. Hav
enditure will i

expenditure grow

2016

5 1,661.2

ndix E 

rison Goo

dentifies whe
Appendix E) s
rcentage for
plying the per

oportion of ex
used to inform
5 shows tha
the study ar

m �leaks� to 
of total avail
centre (Bas
of the study

t within the s

centre draw
n goods expe

y

h in study area 

6 202

90 1,092

lies the pop
e CM1) to th
nding on con
ing made all
increase as s

wth in study area

6 20

21 1,93

ods Spend

ere residents
sets out whe
rm, and Ta
rcentages in

xpenditure w
m our estima
at, of the tota
rea, £1,307m
destinations

lable compa
ildon) and a

y area, we 

study area: 

ws a total com
enditure; 

21 2

2.52 1,1

pulation fore
e per capita 
nvenience go
lowance for 
summarised 

21 2

5.03 2,3

ding

s in the stud
ere residents 
able CM5 c

 Table CM4 

which is retai
ates of future
al £1,529m o
m is retained
s outside the
rison goods 
a major regi
consider thi

mparison goo

2026 

128.60 1

ecasts in Ta
spending on

oods ranges
SFT, Table 
in Table 4.3

2026 

340.71 2

dy are curren
are undertak
onverts thes
to the total e

ned within th
e retail capac
of compariso
 by centres 

e study area
expenditure
onal shoppin
is to repres

ods turnover 

2031 

1,162.58 

able CV1 (w
n convenien
s from £1,873
CV3 shows 

3:

2031 

2,842.47 

ntly undertak
king their co
se percenta
expenditure 

he study are
city. The row
on goods ex
and stores w

a. That is to
. Given the 
ng centre (L

sent a good

r of £322m, o

36 

2035 

1,188.95

which are 
ce goods 
3 in zone 
that total 

2035 

3,316.65

king their 
mparison 

ages into 
figures in 

a, as it is 
w �total for 
penditure 
within the 

say, the 
presence 
Lakeside) 
 level of 

or 21% of 



Basildon R

November 20

T4.4.4
s
s
W
t

S

C4.4.5
w
s
t

T

Retail & Comm

015 

 The 
expe
£81m
and
with

Lake
area
retai

Wic
£26m
restr

Pits
this 

Lain
furth

Ray
furth

Expenditure

The remaini
study area, 
spending; fo
West End, W
town centre 

Spending p

Clearly, spe
where resid
spending. Th
the study are

Table 4.4 � Sum

Zone 

Zone 1  

Basildon

merical Leisure 

retail parks
enditure � 
m) retail park
stores in the
the town ce

eside is cle
a, with Lakes
il parks and o

kford and B
m respective
ricted to their

ea district ce
(£25m) acco

ndon district
her £1m of sp

yleigh (includ
her £20m 

e leakage

ng £222m o
with most p

ollowed by C
Westfield St
(£10m).  

atterns by z

ending patter
ents in eac
his helps to 
ea.

mary of comparis

Princip
comparis

goods
shoppin

destinat

Basildon t
centre

Capacity Stud

s in Basild
in particular
ks. There is 
e town centre
ntre for expe

arly a signif
side Shoppin
other stores 

Billericay tow
ely, with bo
r �local� zone

entre draws 
ounted for by

t centre has
pending goin

ding Rayleigh

of compariso
popular dest

Chelmsford to
ratford City, 

zone 

rns are not 
h part of th
determine th

son goods spend

pal
son
s
ng
ion

town
e

Basil
acros

£141m
zon

popu

The tw
for

resp

y

on also dra
r Pipps Hill 
some overla
e and therefo
enditure;

ficant shopp
ng Centre d
(such as Ike

wn centre a
oth centres h
es (zones 2 a

£35m of co
y the Tesco E

s a low com
ng to the nea

h Weir) attra

n goods exp
tination bein
own centre (

Ilford, Rom

uniform acr
he study are
he extent of

ding patterns by z

Sum

ldon town ce
ss all five stu

m of this spe
ne 1, and the
ular comparis

wo main reta
r £40m and £
pectively.  Th

po

aw significan
(turnover £

ap in the type
ore to an ext

ping destinat
rawing £219

ea) drawing a

ttract similar
having a ca

and 5 respec

omparison go
Extra store; 

mparison goo
arby Tesco st

acts £65m of

penditure is 
g Southend-
(£45m), dest
ford and Up

ross the stu
ea are unde
catchment

zone 

mmary of pa

entre draws c
udy area zon

ending comes
e town centre
son goods sh

in th

ail parks � Pi
£12m of spen
his makes the
pular destina

t amounts o
£129m) and 
es of the reta
tent they are

tion for resid
9m of spend
a further £276

r levels of tu
atchment are
tively);

oods spendin

ods turnover
tore at Laind

f spending, a

spent at des
-on-Sea, wh
tinations in L
pminster) (£3

dy area. Ta
ertaking thei
areas of ind

tterns of sp

comparison g
nes, amountin

s from reside
e is by some
hopping dest
is zone. 

pps Hill and 
nding from re
em (combine
ation for spen

of compariso
Mayflower

ail offer betw
e in direct co

dents of ent
ing and the 
6m of spend

urnover at £
ea that is p

ng, with two

r of just £3m
on Hills; 

and Canvey 

stinations ou
hich attracts 
London (inclu
37m) and B

able 4.4 sum
ir compariso
ividual centr

pending

goods spend
ng to £322m

ents in its �loc
e distance the
tination for re

Mayflower �
esidents in z
ed) the secon
nding. 

37 

on goods 
(turnover 

ween here 
mpetition

tire study 
adjacent 

ding; 

£27m and 
principally 

 thirds of 

m, with a 

Island a 

utside the 
£94m of 

uding the 
rentwood 

mmarises 
on goods 
res within 

ding from 
m in total.  

cal� zone, 
e most 
esidents 

� account 
zone 1 
nd most 



Basildon Retail & Commerical Leisure Capacity Study  

November 2015 38 

Zone Principal
comparison

goods
shopping

destination 

Summary of patterns of spending  

Excluding the major supermarket developments, Pitsea town 
centre attracts a turnover of £6m and Laindon £2m, from 
residents in zone 1, suggesting the latter is likely to be 

underperforming. Laindon does not draw any significant 
amounts of trade from beyond zone 1, whereas Pitsea draws 

over £1m (each) of trade from three of the four remaining 
survey zones.  

Stores at Lakeside attract a total of £37m from residents in 
zone 1. Whilst this is not an insignificant amount, it is the 
lowest trade draw to Lakeside from any of the five survey 

zones.  

There are only limited flows of comparison goods spending 
from residents of Basildon to Billericay town centre. 

In total, of the £263m comparison goods spending available to 
residents of the zone, £221m is spend at stores and centres 
within Basildon � equivalent to a �localised retention rate� of 

81%. We consider this to be a reasonably strong performance 
when taking into account the competition from destinations 

such as Lakeside.  

96% of comparison goods expenditure available to residents of 
zone 1 is retained in the study area. Only £11m of comparison 
goods expenditure �leaks� outside the study area, suggesting 

that the majority of residents are able to meet their comparison 
goods shopping needs without travelling significant distances. 
Most of the expenditure leakage is to destinations in London.  

Zone 2  

Wickford 

Basildon town 
centre 

Residents in this zone split their comparison goods spending 
between Basildon town centre and Lakeside � the two 

locations attract £50m and £49m respectively of spending from 
residents. 

In total, a further £62m is spent at Basildon�s retail parks (£32m 
at Mayflower, £30m at Pipps Hill), and therefore in total these 
are drawing more turnover from residents than Basildon town 

centre.

Wickford town centre draws £25m of spending from residents 
in zone 2. There are only modest amounts of inflow to Wickford 

town centre from elsewhere in the study area.  

A further £13m of spending is directed towards stores in 
Rayleigh / Rayleigh Weir 

85% of comparison goods expenditure available to residents of 
zone 2 is retained in the study area. £15m of expenditure 

�leaks� to Chelmsford and £11m to Southend.  

Zone 3 

Rayleigh 

Lakeside Again, Basildon and Lakeside compete for expenditure for 
residents in this zone. Stores at Lakeside attract £76m of 

spending, whilst stores in Basildon town centre attract £69m. 
The retail parks in Basildon attract a further £31m of spending. 
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Zone Principal
comparison

goods
shopping

destination 

Summary of patterns of spending  

Rayleigh town centre and stores at Rayleigh Weir combined 
account for £48m of spending, suggesting that some residents 
do not travel significant distances for their comparison goods 
shopping. In addition a further £19m is spent in Canvey Island 

town centre. 

There is considerable expenditure leakage to destinations in 
Southend (£78m), reflecting the fact that many residents are 

closer to facilities here than they are to higher-order 
destinations within the study area (i.e. Basildon or Lakeside). 

The extent of expenditure leakage is such that Southend is the 
most popular comparison goods shopping destination for 

residents in this zone.  

Zone 4  

Grays 

Lakeside The majority of residents in zone 4 look towards Lakeside for 
their comparison goods shopping. In total stores at Lakeside 

draw £298m of spending from residents in this zone. 

Flows to destinations in Basildon are quite limited in 
comparison, amounting to £46m in total, of which £26m is 

spent in the town centre. 

There are also some flows of expenditure to Tilbury (£17m) 
and Grays (£13m).  

95% of comparison goods expenditure is retained within the 
study area. 

Zone 5 

Billericay

Basildon £41m of spending is directed towards stores at Lakeside, 
making this the most popular comparison goods shopping 

destination for residents in the zone. 

Basildon town centre attracts £35m of comparison goods 
spending. Again therefore, the two locations compete for 

expenditure to a significant extent.  

The combined turnover of the retail parks in Basildon from 
residents in zone 5 (£52m) is greater than that of the town 

centre (£35m). 

Therefore whilst Basildon in total draws £94m of spending from 
residents in zone 5, only £35m of this is accounted for by the 

town centre.  

Although Billericay is centrally located within the zone, it does 
not attract such a significant comparison goods turnover, but 
nevertheless the town centre attracts £25m of spending from 

residents in the zone. Billericay does not attract significant 
volumes of spending from elsewhere in the study area. 

76% of comparison goods spending is retained in the study 
area. Most of the expenditure �leakage� is accounted for by 

Chelmsford, which draws £24m of spending from residents in 
the zone.  

Source: Table CM5, Appendix E 
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vitality and viability of any town centres. Allied with the identified requirement for 
additional A3 / A4 facilities, we consider the ambitions of the Masterplan for a leisure-
based scheme in Basildon town centre to remain an appropriate ambition.  

The provision of gym and leisure facilities within the borough appears to be adequate at 
the moment.

There is potential to expand the family entertainment offer outside the Festival Retail Park 
but this would need to be carefully considered. Any additional provision should be 
concentrated in Basildon town centre. 

Expansion / intensification of facilities at Festival Leisure Park should be resisted.  
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