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One Step Closer to a Pan-European Shopping Center Standard

[llustrating the New Framework With Examples

Jean Lambert

Abstract: 1CSC’s new pan-European standard for classifying shopping centers throughout the region, a much-needed step for
cross-border comparisons, is presented. The article also extends this framework by populating it with examples for several

European countries.

Goal

At the end of 2005, ICSC Research published a study
that reviewed national definitions currently used to
describe shopping centers throughout Europe with the
goal of distilling the common center types and their
characteristics into a pan-European international
standard.! This standardization of European shopping
center definitions should greatly benefit the industry as a
whole. It should assist, notably, the retail real estate
professionals working in a pan-European context to
facilitate cross-border shopping centre comparisons and
benchmarking of both financial and operational
performance. It should be noted that this new
international framework does not replace any existing
national definitions.

Basic Definition

As a working definition, the study defines a European
shopping center as a retail property that is planned, built
and managed as a single entity, comprising units and
“communal” areas,” with a minimum gross leasable area
(GLA) of 5,000 square metres (m?).’

Pan-European Center Standard

A framework was created after extracting common
elements from center types throughout Europe. This new
framework classifies shopping centers into 11 broad-
based international types of centers, which can be
grouped into two broader categories—traditional and
specialized, as shown in Table 9-1. A traditional center
is an all-purpose scheme that could be either enclosed or
open-air and classified by size. Specialized centers
include specific purpose-built retail schemes—or
shopping centers—that are typically open-air and could
be further classified by size.

There are two types of small traditional centers:
comparison-based and convenience-based. Comparison-
based centers include retailers typically selling fashion
apparel and shoes, home furnishings, electronics, general
merchandise, toys, luxury goods, gifts and other
discretionary goods. Comparison-based centers are often
part of a larger retail areas, most likely found in city
centers and not anchored. Convenience-based centers
include retailers that sell essential goods (those items
consumers buy on a regular basis) and are typically

Table 9-1
Format Type of Scheme Gross Leasable Area (GLA)
Very Large 80,000 m? and above
Large 40,000 — 79,999 m?
Traditional Medium 20,000 — 39,999 m?
Small Comparison-Based 5,000 — 19,999 m?
Convenience-Based 5,000 — 19,999 m?
Large 20,000 m? and above
Retail Park Medium 10,000 — 19,999 m?
Specialized Small 5,000 — 9,999 m?
Factory Outlet Center 5,000 m? and above
Theme-Oriented Center Leisure—.Based 5,000 m? and above
Non-Leisure-Based 5,000 m? and above

' ICSC Research. Towards a Pan-European Shopping Centre Standard—A Framework for International Comparison, International Council of

Shopping Centers, New York, 2005.

% In this context, this definition also includes built or redeveloped retail space.
3 Conversion rate: one square metre is the equivalent of 10.76391 square feet.

35



A5¢

"sisaypuased ul si A1eao| Jo sweN 810N x

199(04d - (S10g-Snos-Ausoy) snwoq paseq
‘198loud - (LreUdSSIOg) 8|gnajn np 9D ‘(8sioluod ainyuny -aINsIa| UON [FEI L)
-AB1aD) Aubei3 anIp ap Uy (jensabliQ) alAIA ap Uy - (oY) wnausdInau8iu| % Mnog ’ pajusLIo
(sauljdAA-Ua-unuan®-ures) (ureanoT) oseq-aInsiaT -awiay L
159n0 ADS ‘(ned) aiqi Jamend {(Kaio)) T Aeg (anfeid) wnp Asueno|s ‘(9a1aq17) uojhgeg Auosadns ‘(diamiuy) Jowua) Jashay paseq :
(Aejanooelin-AziioA)
AejqnooeyiA Ja1ua) sauisn :(sakol] ‘aLely 91S Juod) (uopy s1e1ua) 19no Aioroed
sakolL Us|D Ny IN :(sakol1) anusny sanbrepy ‘Rouressap) Buiddoys 18pno Aouessa pazife1oads
‘(99|len-el-aurely) abe|iA Buiddoys 181n0 99|/ e (owlouz/ereH) wodaal4 ‘(usjayoBWSER|N) USIBYIBWISSEN
(epuseeuspnQ) red ews
(sabinog) preysjnog-ures sabinog (uaz|d) »red eyunolag uniH {(dismuy ‘wasxiaN) ueeqgepalg
(a9 ‘ope3) sewed|  wnipsiN sed (reey
Ke|qlaH ‘anuane awayT (6 anbeid) yled |re1ay eyo8wnyd 19BNy {(uao ‘18X e1soQ) Jnojaire)
(@01psaD/@o1uoyNig) (w9 ‘abuim-yalL) obie
(amaAA-INS-U0Qa||IA) Z UOGaJIA ‘(H1sre|d) sredeyd)y auo0z [eroJawwo) {(anbeid) uoiay| undsiniy uapnos {(abai) 1noooy vi0)D
(Aubuo)
2 Aubug i(ned) suoT weas (pnojD-1s 3j190 paska
e7) abe|iA s89sA|3 {(Aainoqurey)) Aainoquey) (diamuy ‘uajjodey) ~8OUBIUBAUOD
Inojalie) (anaAA-Ins-uogajliA) uogajiiA ueyany|  (anbeid) Ygq Jold ‘(erojely oapeIH) Jejuadoing apeuawold ‘(sjassnig) atenbs |8x001S lrews
(suBojnog) aliIA paseq
ap |910H,| ap sabessed !(sued) aineH np abessed (1013110YD) -uostedwos
‘(a17) sinduue] sap adeds3 ((Sauuay) eiquiojo) (Arep, Anopieyy) epeArep (aainolepng D) A9I Z 9IIA ‘(diamiuy) reenslipay H1L ’
wnipa
(sjssnig) 18w buiddoys [euonipe.L
(pue.lla4-luowls|D) apner anua) ‘(sued) g Aaleg (us1zd) eidwA|O ‘(anojesy 99pelH) wnining puepsam (SUOW) Soid puels) sa
(93118A abre
-e7-aulely) adoin3,p feA ((basy.p aAnaud)iiA) ZA (221po-ouig) eidwA|0 (diamiuy ‘wabaulipn)
‘(sured) sa|leH Sap wnioH ‘(juresnal]) LUeuas aied ‘(anbeid) Aopoyd wnnusd wabaulipn ((seepyIN 1S) puejsee
Bre| A1
(asusjaq e7 sued) sdwa] anend onIE| oA
s97 '(U0A7) naig-Ued e (1181910) 119]0S 191910 (anfeid) Aueura 3UON
ddueld algnday Yyoezo wnibfag JINIHOS 40 IdAL 1VINHOS

*AdLNNOD A9 STTdNVXT

JYVANV.LS NVIdOdN3-Nvd

AYVANVLS 431N3D ONIddOHS NVIdOdN3-NVd OSII IHL OL ONIGHOIIV S3ILHId0dd 1IVLId 40 SITdINVXT
¢-6°99eL

36



A5¢

'sisayjuaied ui st A1e20] o SWeN 210N

EN:]
alnjuiny awoy - (wepJanoy) |len (Binquren) .m:mm_m_ moz [SEI L)
UOOA\ ‘aInjuiny awoy - (Weplaiswy) eualy ejjiA syamis (ujoy pue BinquieH) Jenonaqoo ’ pajuaLio
aseq-2InSI9 -auisul
(e1bniad) 0163y ouod ‘(ouejiy) abejjiA 220219 paseq 1
(eIpuessaly) SI8JuaY 1/INO AI01oeH
9|[eARIIBS U Inyuy I ‘(e1asalg) abejjiA 19n0 (uaxoniqiamz) Jayua) 18InQ Jsubisaq pazife1oads
(puowiaoy) 'D'0’q ‘(peisAja) einereg| euooRIOURIAH ((BWOY) BUOIUOWIRA 191ISIg Uolyse 190 ‘(1pe1shjobui) abejjiA 1pe1sbiobu|
(jeepuasooy) (1anouueH) Z)3-puejney| ow
u1g|d1soQ ‘(weplaiswy) Hamuazoidey ‘(yonrey-wisyniA) wniuszyewyose Irews
(wepueez) (uswaig) Jo1uad wnipsiy Nled [le1ey
pleasjnog uoop ‘(assiuayiids) JswadinoN us|leM (wisyuuepy) 1a1ua) om|1es
(usbumoo) obie
; ‘ . Al
(uspiaaH) Jawel) ap u| ‘(sl8wiy) a18)N80Q (eubBojog) ajineN :(eubojog) ajjnesapy dled jney {(Bingsuald) yred apio4
paseq
(IlodeN) (Buizdia) syoo wniuszjienpeg| ~2PUSUAAU0D
(wepiorswy) G- uiald ‘(BinqjiL) JeoykaH| ojoedues ‘(ouej) sjodn) a7 (eizauap) aydleg a7 {(}00150Yy) abessed Janay lrews
(wepJaistuy) (Hopiessna) -comwwmwou
uig|dpuejiap|ao (wepianoy) asianensinag (ewoy) 1pJ0S oUaq|Y BUB|[ED SUBASS ‘(ullag) saley wweq-ny ’
(e10salg) alaiquo] a7 ‘(e19sa1g) eSS0y Bl928.4
‘(reg) elaljobuopy e ‘(ouep ‘obessy) ueyony wnipay
. . [euonipelL
osljepiolH ‘(ouejy) easesonua) ‘(oue|iN) obessy (wipag) uspexiy
(iyoann) wyoanianQ ‘(weplaiswy) uigjddiopso ‘obessy Jnojaure) ‘(ouuo] ‘onobui ) Agjeo g| zie|d Jawrepsiod (Bingsbny) suajes A1
(ouno]) ni9 a7 iIndoys :(e19sa.1g) yauel able
al0d 97 ‘(owebiag ‘ouss [e 0LQ) 181Ud20L0 (uapsaiq)
(usanjRiswy) Heyspels :(yaainn) aulieyred BooH| ‘(szuaiid) 11619 | ((0uddld 1|09SY) 3]31S dl1I9d D Hed aq|3 {(BinqueH) z)3 [eyualsly
A
(wnyoog) abire| A1ap
(ims(iy) prebog ap uj (ewoy) opJeuoa 0dred (eluere)) sijodeuq syrediyny zy3 ‘{(ussneyiaqo) 0hua)
SPUe|IaYIaN e Auewss JNIHOS 40 IdAL 1VINHO-

*A41INNOD A8 ST TdINVX3

QYVANVLS NV3IdOdN3-Nvd

AJdVANVLS 431LN3D ONIddOHS NVIdOdN3-NVd 3SJI IHL OL ONIAHOIIV S3IL¥3d0dd T1V1L3d 40 SATdNVXT
¢-6°9l9eL

37



A5¢

‘sisayjuaied ui s AN[eao| Jo sweN 10N «

paseq
-ainsia| UON Si9lusg
(pupen) oueuas Dgy alnuiny - (puejui4 ‘HuIS|aH) eulalue] ' pajualio
peseg-ainsia] | Rt
(pupen) lokep ezeld (uapams ‘wjoyy01s) AN UoIsH '
SI9)Ua) 19INO AlojoeS
(U3PEMS “WIOLIOIS) 1BINO pozife103ds
(pupen) Alo1oe eaisseN (e19y209)y) L0daal4 Auren® ‘(uspams ‘610g8109) 1odasi
(sprewuaq ‘snyiy) 1s|1L Jsjusaebay BWS
‘(rewuaq ‘01gols|oH) 1911usd8apayAeT] I
(prewuaq
(esvynq|y) ‘BioqIA) BiogIA 181U82101S ‘(rewusq wnipsiy )led |re1ey
(pupei ‘epuoyepelepy) wniusiIN rIBINGIY ied [le1sy (eNuIs) yied [reley enuls ‘paniseeN) JajusoefaN pamsaN
(uapams ‘wjoyx201S) eAINY suabuny obie
(pupen) pupen yredebay ‘Oprewuaq ‘dnisee]) Ja1uad VI
(prewuaqg paseq
‘BragsoLapald) 1anua) Biagsyuepaig| “SOUSIUSAUCD
(anaS) sewuy ap ezeld (ou0d) euLEIRDRIA ‘(RemuoN ‘ojs0) Buiddoys usniodAg Irews
(puejuid ‘MuIs|aH) eLd|eD -Sm_wwmm_oo
(pupen) ouellss Ogy :(euojgareg) s|buen] (3 (onany) osidAy winio4| dwey {(Uspams ‘Wioyxd0IS) udlsIangle ’
wnipsy
(REMION *DIS) J81UBI0S DIS EUORIPEIL
(pupen) oid adiould (ou0d) ouod BlA 99j0a|  ‘(prewusq ‘ainopgy) wnnua) aIAopgy
(eoqsr) afre
Bwes ep 0ase ‘(ouod) buiddoysanon :(eogsi (uspams ‘Age]) wnauad
(euojaareg) eisiuinbey e/ ‘srease)) buiddoysreose) |(epew|y) wnio4 epew)y Agel ‘(AemioN ‘saupues) jeipeny|
(pupen) npeuex aBre| Aiop
{(pupeN) epenBeA e ‘(pupeiy ‘soueleT) nsanbied (pueuId ‘MuiS|BH) AO SMysaxel
‘(euojaaleg) re| [euobeiq :(elousjep) aireuog (eogsi7) oquiojo) ‘(prewuaq ‘usbeyuado)) s,pai4
ureds [ebniod S31IUN0Y J1PJON JNIHIS 40 IdAL 1VINHOS

*A4LNNOD A8 STTdNVX3

AQdVANVY.LS NV3IdOdN3-Nvd

AYVANVLS d31N3D ONIddOHS NVIdOdN3-NVd OSII FHL O1 ONIAHOIIV S3IIL43d0dd TIVL3d 40 STTdANVXT
¢-69lqeL

38



A5¢

‘sisayjuased ui S| Aleso| Jo sweN 910N

paseq

. -2INnsIa| UON Si9U89

(Inquels]) YOOOT :(Inquess|) InquelsisaIppy pajuslo

(8100d) 211Ud)D Mied J1emo | -away L

‘(4@188YdUB) SyiomiuLd ‘(uopuo ‘Asjyduld) anuad zo

(Inquels|) woipelepn

paseq-ainsiaT

(AaynooijiL)

abe||IA 1IN0 1aubisaq s|iIN Bullials ((uoisbuinl)
19INO Jaubisag us|9INYUYIN (1od alawsa|[g) se0
alysayD 1/INO Jaubisag us|9inyuyoen ‘(poomias|d)
poomias|4 LodaalH {(121sa21g) abe||iA 181sao1g

(Inquess|) wnIAO ‘(Hwz)) J8wa) 1BINO HwZ|

sl1alua) 19)INO Alo1oe

(uojune]) led |relay uoune |
‘(weybumon) Aeg Ape (puowyory) sed |reioy may

rews

(yomIoN) ied |rerey
apislaniybuipeay “ed |re1ay AingloH ((J1s1sayoueln)
Nied |resy renua) (ybnoisogialad) plensinog

wnipay sled |reley

(abeuanals) ba
Bueoy (weybuiwlig) uo4 ayl ‘(piojwoy) Alamalg syl

(erexuy) Jowad way|ig

abie

pazijeioads

(ao01sbuiseg) anuad weyauiyd
{(Buipeay) asenbs oyey) (spaa) anuad srepuly

(llwiz)) 161D 09sa] ediy ((Inquessi) INMIN

paseq
-90UBIUBAUOD
lrews

(spaa) Jauend eLOIA ‘(181sayouey) a|buel] syl
{(spaa) anuad suyor 1S {(Anuano)) saue [eipayred

(Inquels|) 121a) umo] ‘(Jnqueis]) uulAl4

paseq
-uosuedwo)

(saure1s) sianiy om|
‘(InH) Aend saouud {(Hodyinos) eze|d ueadQ ‘(iseyoqg)
HNnoD apse) (yinowsuod) Jewa) buiddoys sepease)d

(esexjuy) epeuwly (jnquels|) zexiawy

wnipay

(uoxdwreyyinos)

Aend 1sa/ ((pioprepn) uinbapreH ayl ((uoibuliuepn)
Jaua) buiddoys arenbs uap|oo (mobse|D) saus|e
ueueyong ‘(ssweyl uodn uoisbury) anua) |euag syl

(erexuy) solbi ‘(Jnquels|) sninneN ada |

abie

(121s8ydUR) 211UdD ployel] ay] ‘(peaysares)
auadpons (weybuiwaig) Buuyng ((Quayy) Jareman|g

ETIN

abue| A1Iap

[euonipes

wopbury psuun

Aaxjan

JNIHOS 40 IdAL

1LVINHOd

*AdLNNOD A9 S3TdINVYXE

AdVANVYLS NVIdOdN3-NVvd

A4dVANVYLS d31N3ID ONIddOHS NVYIdOdN3-NVd O3Sl IHL OL ONIAHOOIV S311d3d0dd 1VL3d 40 S3TdNVXT
¢-6919eL

39



anchored by a grocery store (supermarket or
hypermarket). Additional stores usually found in
convenience-based centers include chemists (drugstores);
convenience stores; and retailers selling household goods,
basic apparel, flowers and pet supplies. Those centers are
typically located at the edge or out of town.

Retail Park, also known as a “power center,” is a
consistently designed, planned and managed scheme that
comprises mainly medium- and large-scale specialist
retailers (“big boxes” or “power stores”).

Factory Outlet Center is a consistently designed,
planned and managed scheme with separate store units,
where manufacturers and retailers sell merchandise at
discounted prices that may be surplus stock, prior-season
or slow selling.

Theme-Oriented Center is a consistently designed,
planned and managed scheme that can either be leisure-
based or non-leisure-based. This scheme includes some
retail units and typically concentrates on a narrow but
deep selection of merchandise within a specific retail
category. A leisure-based center is usually anchored by a
multiplex cinema and includes restaurants and bars with

A5¢

any combination of bowling, health and fitness and other
leisure-concept uses. A non-leisure-based center
concentrates on a niche market for fashion/apparel or
home furnishings or can target specific customers such as
passengers at airports.

Making Definitions Operational

[llustrating the pan-European standard with a list of
existing shopping centers is the first step to make this
framework operational. Members of the ICSC European
Research Group contributed to this project by providing
examples for most categories in several countries. (See
Table 9-2.) The table should help users to better visualize
and understand the new framework.

Concluding Remark

It is recognized that the standard will evolve over
time and with the industry. ICSC Research plans to
monitor new retail real estate properties and concepts as
they challenge the existing standard. Nonetheless, these
definitions provide a much-needed starting point for the
creation of cross-border benchmarks as transparency is
essential to effective property management.

Jean Lambert is Manager of Global Research at ICSC.
For more information, please contact him at (646) 728-3679 or jlambert@icsc.org.
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