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Public-sector stakeholders need to know and 

to decide and act accordingly. This means being 
aware of the different ways of dealing with retail 

-
tegrating retail facilities into the infrastructure; in 
more general terms it means looking ahead to the 

service sector, retail has a crucial function for lo-

and thus on mobility issues as well as on the re-

within a city and its region.

hand-out for local stakeholders who face decisions 
on retail locations. This will also enable govern-
ment officials to better understand and locally im-

-

The RENET -

RENET 

the whole Baltic Sea Region. In the context of this 

-
ing old Member States of Finland, Germany and 

situation in the three Baltic States (Estonia, Latvia, 
Lithuania) is analysed in a second overview.

Introduction

Fig. 1: The States examined in the Retail Compendium 
Source: own compilation
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1. Short Overview of National Planning Systems and Approaches

selected countries demonstrate considerable dif-
ferences across all levels of administrative, from 

-
troduction of the structural characteristics of the 
three national contexts and the different ranges 

overview is the question of how strategies of con-

retail establishments in certain locations differ in 

1.1 Settlement Structures and Socio-
economic Background

-

Germany, as one of the biggest and most densely 

Finland are among the richest and most advanced 

-
tres and a huge number of smaller towns and vil-

market of the two Nordic countries is highly de-

Finland

-
cent of Finland, but they are inhabited by more 

-
erally concentrated in coastal regions and along-

Finland is a very large country, covering an 
-

tion of 5.2 million inhabitants, which is, however, 
-

ants by 2020 1.
Finland is characterised by very strong con-

trasts in settlement structure: 

Table 1: Socio-economic and structural data in the three countries

Source: EHI 2006, own compilation

Inh./ mill. Inh./km2 GDP/inh. (2005) Purchas. Power 
index (2005)

Finland 5,2 17 29,260 € 86

Germany 82,5 231 27,200 € 100

Sweden 9,0 22 31,897 € 86
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-

lation live in the triangle between the three 

than the rest of the country, while the entire 
Uusimaa Region is 10 times more densely 

 

a retail structure that targets areas beyond the 
immediate economic regions of these cities.
Smaller regional urban centres and their sur- 

between the centres is increasing, often at the 

- 

 Finland shares a 1,300 km border with Russia. 
The Finnish railways use the same gauge as Russia, 

and easier than from any other EU country.

Germany

Germany has a total area of 357,050 km2, 
most of it land area and only 8,279 km2 of it wa-

2. In 2005 the number of inhabit-

in urban areas (88.5%), e.g. large and mid-sized 

3). Nearly one in three 

cities. According to the Federal Statistical Office, 

(slightly more than 75 million) by the year 2050” . 

far the largest urbanised area is the Rhine-Ruhr 
-

logne district and the cities of Essen, Dortmund 
and Duisburg. 

Sweden

characterized by long coastlines, large forests and 

in the Stockholm-Gothenburg-Malmö triangle as 
well as along the coast to the north of Stockholm, 
in the year 2000 less than one third of Swedes 
lived in the five urban areas (tätorter) that have 
over 100,000 inhabitants each (Göteborg, Malmö, 

Fig. 2: Administrative structure in Germany 
(Federal Länder and administrative regions) 
Source: http://www.archive.nrw.de/index.asp
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30,000 inhabitants5 -

a diversified economic structure and a distinctive 

number of statistical labour market regions has 

2005).
-

banized areas. But due to the definition of ‘tätort’, 
that does not mean that all of them are character-
ized by urban qualities such as high density and 

than 200 inhabitants where the distance between 
houses is no more than 200 metres. ‘Tätorter’ 

-

In general, Swedish cities are characterized by 

their former boundaries.

New settlements outside the town were 
-

ration of functions was essential. Public functions 
-

bourhood centres, around which flats were built, 
-

cial areas or city centres. Surrounding ring roads 

influenced the structure of the settlements that 
-

gramme’, during which 100,000 flats were con-

the centre. With the decreasing size of households 
-

commercial facilities were no longer viable and 
had to close down, so that the quality of the infra-
structure in these areas can be unsatisfactory. The 

centres more efficient for automobile traffic and 
large-scale retailing in many cities. As a result of 

has, on the whole, a very high standard, with every 

-

in Sweden.
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1.2 Administrative Structures and 
Planning Systems

Finland

than 1.000 residents. Regardless of their size and 

same administrative structure and a strong local 
self-government. The self-governmental status of 

-
tution. Urban regions are the main organisational 

are regulated by the Land Use and Building Act 
(2000). The act defines three levels in land-use 

On the national level, the Ministry of Environment 

in the national coordination and guidance of land 

There are 13 regional environmental centres 
that belong to the state administration system. 
These regional environment centres control mu-

-
-

-

the regional environmental centres must exercise 
control in order to ensure that national land use 

-
inces that belong to the state administrative sys-

-

administration has to bridge the different admin-
istrative levels and administrative boundaries. Re-

-
gional councils (maakuntaliitto), which are made 

-

The Land Use and Building Act gives munici-

-

-

National land use guidelines

Regional land use plans

Local master plans

Local detailed plans

Fig. 4: Finland’s land use planning
Source: Ministry of the Environment 2005

Fig. 3: Regional councils of Finland
Source: Ministry of the Environment 2005
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-

the same lines and thus arranged according to the 

and tasks between the three levels of the Federa-
tion, the Federal States (subdivided into adminis-
trative districts and regions), and the counties and 

-

defined in legal and organisational terms and with 
regard to content. On the one hand, each of the 
levels has its own legal basis; on the other hand they 

-

Germany

Federation (Bund) and 16 Federal States (Länder). 
-

tution, the authority of the German state is divid-
ed between the Federation and the Federal States. 
Federal States have their own state authorities and 
legislation. This fact characterises Germany as a 
decentralised state. 

The federalist structure of the German state, 

organs of local self-government, has a decisive 

Federation (Bund) Federal Spatial Planning Framework (Bundesraumordnung)

Federal State (Land) Federal State Planning (Landesplanung)
Federal States’ Planning Legislation

Administrative District
(Regierungsbezirk, only in 
some federal states)

Administrative District Planning, e.g. in North Rhine-Westphalia

Region Regional Planning (Regionalplanung)

County Development Planning (Kreisentwicklungsplanung)

Urban Land Use Planning
Federal Town Planning Law (Baugesetzbuch)
Federal Land Utilisation Ordinance (Baunutzungsverordnung)
Federal State Building Order

Fig. 5: Planning levels and main instruments in Germany

Source: Own compilation based on Hotzan 2001, 234
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-

order to avoid monofunctional districts such as 

“greenfield sites” (ibid.).

Sweden

Sweden’s administrative structure is charac-
terized by both a strong central state and a far-
reaching local self-government. On the national 
level, the central administration is organized into 
two different kinds of organizations: the Gov-
ernment Offices (which include the Prime Min-
ister’s office and the ministries) and the central 

-
ment as a whole. This means that the authorities 

organization and resources, and individual minis-

All communication between the authorities and 

There is no single office that assumes re-

-

the Swedish Environmental Protection Agency 
(Naturvårdsverket

(Riksantikvarieämbetet

-

and Building Act (plan-och bygglagen, PBL, from 
1987) and edits and disseminates literature on how 

and building. 
The regional county boards (länsstyrelse) his-

-
-
-
-

terms of national interests, coordination between 

quality standards in accordance with the Environ-

-

-

of the federal states. 

Their decisions have self-binding effects for the 
states. Among the federal states there are consid-

Basic Guidelines of Spatial Planning

a country‘s dwellings follow a hierarchical system 
-
-

small centres 
small to medium-sized centres 
medium-sized centres (towns with around  
50,000 inhabitants)
large centres (towns with more than 100,000  
inhabitants)
areas of high density. 

-
tions which are assigned to different levels of cen-

infrastructure, including universities, theatres or 

-



12 1. Short Overview of National Planning Systems and Approaches

decisions can be filed. 
län

-

been transferred from the county administrative 
-

-

in 2007. Its task is to analyze and review the struc-

-

the near future.

-

things, their size was tailored to local labour mar-
kets. But local self-government has a long history 
in Sweden, and extends to issues such as the right 

-

today many tasks require a coordination across 

2001).

Planning and
Bulding Act (PBL)
Regulating land use

Environmental
Code (MB)

Regulating activities

Specific laws

Roads Act

Railways
Act

Regional plan

Comprehensive plan

Special area regulation

Detailed plan

Property 
regulation plan

Permission according to PBL Permit

Fig. 6: Overview of main instruments and planning system in Sweden
Source: Nordregio 2001, 208
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1.3 Formal and Informal Planning 
Instruments with Regard to Retail

Finland

Provisions regarding the management of the 

town centres and residential areas to large outlets 
constructed outside town centres. Planning for re-

locating large retail outlets. A coherent structure 
of urban centres has been established for each re-
gion. According to the Land Use and Building Act, 
large retail units (larger than 2,000 m2) may not be 
located outside the area designated in the regional 

building material, furniture etc.).
-

central structure with a focus on town centres can 

the regional network of urban centres, local cen-
tres and the network of retail trade services in the 

-
rection of large retail outlets. These can be located 
outside the town centres if it can be demonstrated 

-

-

-
tection orders can be designated in regional land 

changes that would endanger valuable natural or 

-
aging the location of retail trade. In the local mas-

-
tres and decide which retail outlets are not large 
enough to have regional effects. In order to de-

-
lets, several urban regions in Finland have worked 

-

regions - lay out a more sustainable framework for 
-

retail services. The urban regions of Tornio (Fin-
-

-
-

service network. 
-

According to the Land Use and Building Act, a 

restricting adverse environmental effects as well as 

is necessary to ensure access to retail trade serv-

aside for daily consumer goods.

Joint municipal plan and cross-border 

cooperation: the municipalities of Haparanda 

(Sweden) and Tornio (Finland)

On the border between Sweden and Finland in 
-

da and Tornio have created a seamless Swedish-
Finnish region. Since the mid-1980s, cross-border 

extended. In 1987, Provincia Bothniensis was es-
-
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themselves to be one city, Eurocity, with 35,000 
inhabitants and 2000 businesses. The cross-border 

-
ments to create a common vision of the future of 

-

in order to make business more diverse and com-

is to integrate the towns into a well-functioning 
whole, another is that for the city centre to serve as 

-
bouring countries6 (Ministry of Environment and 
Energy, Denmark et. al, 2001, 16).

Germany

-
(Baugesetzbuch) 

in combination with the Federal Land Use Or-
dinance (Baunutzungsverordnung). In accordance 

(Flächen-

nutzungsplan) with a scale between 1:5,000 and 
-

-
-

only binding for government institutions, not for 

INTERREG IIIA 

-

(Bebauungsplan)

are much more detailed (scale is usually 1:1,000); 
-

-

 
 

- 
structure;

- 

(Vorhaben-

bezogener Bebauungsplan) -
-
-

tation contract (Städtebaulicher Vertrag) with the 

(ibid.). 

-

-

-

-
-
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With regard to retail, the formal definition 
-

tance. According to the Federal Land Use Ordi-

(Kerngebiete), commercial areas (Gewerbegebiete) 
and mixed-use areas (Mischgebiete)

central business, administrative and cultural build-
-

and accommodate businesses which do not exert 

areas (allgemeine Wohngebiete). Within residential 
areas (reine Wohngebiete)

-
-

der 700 m2 in size shall be located in core areas or 

areas (Sondergebiete)

must be in line with the aims of federal, state and 

Thus, the establishment of retail outlets with an 

-
(städtebaulicher 

Entwicklungsplan) -
-

(städtebaulicher Rahmenp-

lan)

-

-
servation, commerce or retail.

Current Problems and Tendencies of 

Planning Regarding Retail

In the case of the new establishment of large-
-

of regional conferences and retail decrees valid 
beyond a certain dimension of sales area for non-
integrated locations. This is meant to ensure a 
more restrictive behaviour concerning new build-
ing authorisations for outerlying locations. The 

-

structures in inner cities. In many cases there is a 

-

-
-

(Industrie- und Handelskammer).

in the latest amendment of the Federal Build-
-

-

brownfield areas within urban structures. One key 

the waiving of environmental audits for inner city 

-
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-

-
tains to urban renewal measures; the decision to set 

-

measure can be considered an aid and incentive for 
-

ment Districts (BID). In general, the amendment 
is beneficial to retail and commerce, which is why 

-

The case of the city of Dortmund shall serve as 

Dortmund: Master Plan Retail

The city of Dortmund is situated in the Ruhr 

590,000 inhabitants (1.9 million including the 

-
gion.

inner city centre, but several district centres serve 
-
-

ants each, and can be categorized as medium cen-
-

In 1999 the Dortmund city council agreed 

dedicated to retail. At the same time, a consulting 

different stakeholders, which included the local 

In 2001, the city of Dortmund and 18 munici-

-

-

-
tre and lower district centres as well as the three 

Fig. 7: Location of Dortmund within the Federal State of 
North Rhine-Westphalia
Source: Stadt Dortmund
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strengthening Dortmund’s function as large 1. 
centre
sustainable strengthening of the city centre 2. 
and the district centres

3. 

-

-
cific guidelines for the different central areas.

with a concentration of 500 retail locations out of 

total sales). As a central location the city centre is 
also a centre for services that are used not only by 
the inhabitants of Dortmund, but also by those 

some of its central character. In order to strength-

entertainment facilities. The result are some con-
crete measures which include:

 
railway station to create 36,000 m2 sales area, 

-
er 10,000 m2 for restaurants and services,
an urban renewal strategy for the central run- 

-

 
finance city marketing.

The next category of retail location are the 
district centres (Stadtteilzentren), which account 
for almost 60% of total sales. These centres ensure 

well as retail offers). Borough centres (Ortsteilzen-

tren) as a third category have the function of en-

Fig. 8: Location of centres and their functions within the city of Dortmund
Source: Stadt Dortmund
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neighbourhood centres (Quartierszentren) which 

as hairdressers.
Large-scale retail has to concentrate on the 

city centre while medium-sized retail concentrates 

-
sortments (e.g. large furniture stores and hardware 

Sweden

 (översiktsplan) 

(detaljplan) and in some regions a regional 
(regionplan). 

-
ing, but it is the basis for all decisions regarding 

-

-
tors (fördjupning av översiktsplan).

(detaljplan) 

-

designates the uses of certain areas and the use and 
-

colour or material of a building. The landowners’ 
-

-

-

For questions concerning more than one mu-

(regionplan)

in question have to ask the government to install 

bodies are located only in the Stockholm and the 
Gothenburg region, whereby only the Stockholm 

-

-

-

-

can have a “centralort”, that is the largest densely 
(“tätort”)

-

decisions on locations for retail trade.
Generally, there are no longer any nation-

wide directives concerning where to locate retail 
trade. The Planning and Building Act contains 

in the long term sustainable living environment”, 

-

-
ing the localisation of retail trade in Sweden, it is 

-
cording to the Planning and Building Act. General 

-
-

-
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decisions on the location of retail trade. Both the 
establishment of new retail trade facilities as well 

also been the case that larger entities received a 

-
ties to distinguish between different kinds of trade 

-

a distinction between wholesale and retail trade 
or between food retail and the sale of bulk goods 
(PBL-kommittén 2005). But these differentiating 

rule, and as a result do not use this instrument 
very often (Nordic Ministries of the Environment 
2002). 

-
tional law in 2005, the Planning and Building Act 

(miljöbalken, MB) de-

until now, the legal framework does not contain a 

or of retail trade in general. Until now, there have 
been no further regulations regarding how to as-
sess social and economic effects of new retail facil-

Building and Planning (Boverket)

Ministries of the Environment 2002). 
When the Planning and Building Act was re-

-
-

(PBL-Kommittén)

-

-
formation that decisions are based on (PBL-kom-

-

matters (Boverket 1999). In recent years, the gov-

not sufficiently been taken into account (PBL-

The Regional Plan for Stockholm 

-
lan 2001 för Stockholmsregionen), was enacted in 
2002 and is valid until 2008. Its aim is to describe 

-
-

-

-
-

that they are often dominated by large-scale build-

centres are well-integrated in the regional rail sys-
tem (RTK 2003b). 

studies of new larger retail facilities in the inter-

(RUFS 2001). So while the need to coordinate the 



20 1. Short Overview of National Planning Systems and Approaches

structures with housing areas and to create a more 
stimulating and creative environment for cultural 
activities - in short, to make them more “urban”. It 
furthermore suggests clarifying the conditions for 

-

-

reflects this fact in the valid legal framework, and 

trade on a regional level are based on the willing-
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An overview of retail structure with the sec-

characteristics in terms of market structure and 

of single retailers, as well as the hierarchical dif-
ferentiation of the retail business, such as formats 

rather than standardized solutions.

-

-
solidated markets, the Nordic countries are not 

2. Short Overview of Retail Structure and National Retail Characteristics

Table 2: Five most important target countries in Europe for retail enterprises

Source: Jones Lang Lasalle (2003): Shopping for New Markets. Retailers Expansion Across Europe’s Borders.

Before 
1980

% 1980s % 1990-
1997

% 1997-
2000

% 2000-
2003

%

Belgium 15,5 Belgium UK 8,8 UK 12,6 UK 11,1

France 12,1 9,6 8,3 France 11,0 Russia

Austria 11,1 Germany 8,8 Germany 8,3 Poland 9,9 Italy

Nether-
lands

11,1 UK 8,6 France 6,8 7,3 Germany 6,1

Switzer-
land

8,2 Nether-
lands

8,5 6,2
Belg.

6,2 5,8

58,0 48,9 38,4 47,0 36,8

Table 3: VAT rates in the three countries in percent, 2005

* from 1.1.2007 (previously:16%)
Source: EHI 2006, 40

Normal rate Reduced rate Most reduced

22 17 8

Germany (MwSt) 19* 7

Sweden (MOMS) 25 12 6
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2.1 Retail Market Structure

-

regulations. On the other hand, and of more struc-
-

and medium-sized retailers regarding different fis-

-

Finland

Finland is characterised by a relatively small 
domestic market and a strong global business: 

-
-

tion. The turnover in the retail sector in Finland 

years.
Finnish households have a very low rate of 

-

other countries in the EU, only Denmark showed 
lower rates of savings. 

higher than the EU average. In the course of re-
cent years, foreign chains have tried to underbid 

-
urdays between 7-18 h and on Sundays between 

-
-

Already in 1999, Finland was the leading 
country in electronic commerce. In 2005, online 

-
lion USD.

Germany

In the German retail sector, a growing struc-
tural change has been observed beginning in the 

-
tant economic sectors, covering 17% of the Ger-

2006). Across all ranges of goods there is a growing 
concentration in the industry; the market share is 

stores reached only half of the 1980 level. Associ-
ated with that, a retail format change towards big-

Between 1993 and 2003, the average annual 
growth of sales area in Germany has been 1.85 
million m2, or roughly 2% of the entire sales area; 
growth rates are still forecasted until 2010.

-

-

reform, the Länder have gained the authority to 

German state to establish the new law (Berliner 
Ladenöffnungsgesetz, 17.11.2006). The legisla-

hours is being taken advantage of. The liberalisa-

whereas smaller, family-owned stores are not al-

an increase of smaller and flexible formats as a re-
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-

-

reform, the Länder have gained the authority to 

German state to establish the new law (Berliner 
Ladenöffnungsgesetz, 17.11.2006). The legisla-

2. Short Overview of Retail Structure and National Retail Characteristics

2,833 2,840 2,808 2,751 2,718 2,722

1,406 1,433 1,440 1,443 1,462 1,496

1,427 1,407 1,368 1,308 1,256 1,226

2000 2001 2002 2003 2004 2005

part-time employees

in million

full-time employees

1980

New federal states (east)

Sales area in million m2

Old federal states (west) Germany

5 6

12 15
18 19 19 20 20 21

26

58

71
76

80

91 92 93 94 96 97

99

63

77

88
95

109 111 112

114 116 118
125

1990 1993 1995 2000 2001 2002 2003 2004 2005 2010

Table 4: Sales area in Germany between 1980 and 2010
Source: HGZ93, Metro, HDE Prognose

Table 5: Number of employees in the retail sector, 2000-
2005, Source: Statistisches Bundesamt; HDE
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hours is being taken advantage of. The liberalisa-

whereas smaller, family-owned stores are not al-

an increase of smaller and flexible formats as a re-

Sweden

-
ket and as such is very attractive to international 
retailers. Particularly the Stockholm region, with 
about 1.5 million inhabitants, is an area of high 

a low inflation environment influenced by rising 

2006)1 -

2005). 
Prices in Sweden are between 11 and 18% 

higher than in other EU countries. This can be ex-

and 2005 they actually decreased by 1.2% due to 
-

thorities 2005). 
Since 1972, retailers have been freed from 

-
-

success of local initiatives.
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2.2 Concentration of Retail 
Enterprises and Internationalisation

Finland

turnover in retail trade comes from the 10 larg-

-
sumer goods have gained about two thirds of the 

and Stockmann (see table 6). The “Joint Nordic 

that the rate of consolidation in the foodstuff trade 
is alarmingly high in the Nordic countries (Finn-

The German hard discounter Lidl (Schwarz 

market share that ranked 5th in Finnish food retail 
in 2005. Finland has the highest concentration of 

-
den which follows with 82.3% and Germany with 

Within the clothing trade, recent years have 

Table 7: Top 5 food retailers in Finland 2005

* only food retail turnover; ** only Kesko Food; *** from 08/2006 Wihuri Group included
Source: EHI 2006

No. of shops turnover bill. €

702

Kesko**

Tradeka *** 1.16 (net)

292

98 0.28 (est.)

Table 6: Top 6 retailers in Finland 2004

Source: EHI 2005

No. of shops net turnover bill. €

Kesko 1.797

1.371 3.78

Wihuri Oy - 1.60

Tradeka 681 1.26

Stockmann 157

287 0.57
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-

Scandinavia (18,500 m2).

Germany

terms of sales volume in Germany in 1990, two 
were from the retail sector; by 2002, that number 
had risen to six. Market share of the five biggest 

by 2010.
-

-
though it is growing), a reduced range of goods and 

-

(see table 9).

Table 9: Aldi in Germany 1970-2005

Source: EHI 2006

Year No. shops Sales area (million m2) turnover bill. €

1970 600 no info 0.77

1980 1,600 no info 5.62

1990 2,200 1.10 11.76

2000 3,200 2.01 18.00

3.10 22.10

2005 3.15 21.50

Table 8: Top 5 food retailers in Germany 2005

* first consolidation of Spar AG/Netto Süd; Spar AG without Netto Nord/Netto Süd; ** incl. Praktiker Holding
Source: EHI 2006, own compilation

Percentage food in % turnover bill. €

86.5 35.72

32.10

72.1 30.87

81.1 22.70 (est.)

Aldi 80.0 21.70 (est.)
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Sweden

The Swedish food retail market has for dec-
-

-

-
-
-

-
-

in retail. Axfood was founded 2000 as a merger of 

Norden was created in 2001 by Swedish, Norwe-

-

-
tailers is also underlined by the fact that they ac-

The ten largest retailers in Sweden account for 
over 50% of the retail sales in the country (Jones 
Lang Lasalle 2005). The biggest non-food retailer 
is IKEA with a market share of 2.5%. The central-
ization of the retail trade has made retailing into a 

-
-

lishment costs due to taxes and labour costs, Swe-
den was not a main destination for international 
retailers for a long time. Among other retailers en-
tering the Swedish market are DIY-stores and bulk 

Table 10: Top 6 food retailers in Sweden 2005

Source: EHI 2006

No. of shops Net turnover 
(billion €)

Internationalisation

-
market: Netto

2. Axfood 3.03 recently: Finnish market

739 2.79

30 0.60 family-owned

107 0.27 (net, est.) 2003: Lidl, from Germany

6. Netto Marknad 77 0.22
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-
vestors, mainly from Denmark, Germany and the 
UK (Jones Lang LaSalle 2005). Swedish retailers 

Ahold (NL), which along with Wal-Mart is 

customer service in Sweden.
In very recent years, this situation has changed, 

most notably by the entrance of a new format: 
-

-
tion in the Swedish food retail market, as it did in 
Finland as well.

2.3 Retail Formats and Their 
Locations

Finland

Over the last decades there has been an ongo-
ing trend toward selling daily consumer goods in 

-

-

devoted to non-food nearly doubled in the 1990s, 
increasing from 50 to 95, while their market share 
of daily consumer goods rose from 6% to 20%. 
The transfer of retail trade to large outlets outside 

of local communities. 

the establishment of extremely large retail units of 

of any urban structures, usually near main high-

-
kets.

city centres. The largest retail centres of this kind 
-

of 150-300 km or more.

Germany

-
tail establishments close, while only 15,000 new 

other hand large-scale retail sites are to be found 

is not only rising traffic but also a slow dying out 
of formerly central retail zones. One strategy to 

-
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-

already exist in German city centres. An additional 

stage (see table 11). Most of them were established 
during the last 15 years (ibid.). 

As a result, the actual amount of retail area is 

still on the decline. Although the establishment 

success, they can also influence the existing retail 
structure in a negative way. In some cases inner 

-

down-effects or the absence of customers are the 
visible consequences.

Sweden

increased. The concentration of retail trade is also 
underlined by the fact that fewer and fewer entities 
were newly established, while their size increased, 
reaching an average of 2,500 m2 in 2000. In 2003, 
this had decreased to 1,600 m2 - reflecting the en-
trance of Netto and Lidl onto the Swedish market 

to increase their food market shares from about 

13% in 1995 to more than 20% in 2000 (Nordic 

-
-

tres has increased by 86 since 1995, which amounts 

-

-

-
ment area for these centres, and as a result, they 

-

-
mobile-oriented locations see higher growth rates 

Many non-food chains do not settle in mu-
-

2005). 

Table 11: Shopping centres in Germany according to location (%) and opening years, 1964-2005

Source: EHI 2006

Location 1964-1990 1991-1995 1996-2000 2001-2003 2004-2005 Total 

City centre 63.6 65.0

Neighbour-
hood

37.8 30.3 25.0 38.8

Out of town 10.3 37.8  6.1 10.0 19.0

Total 100 100 100 100 100 100



Compendium on Retail Development 31

-

-

-
ing area. This means a very efficient organisation 
of retail activities. In the last decades, the highly 

-

At the same time, traditional retail decreased by a 
third, 22% alone in the mid-1990s.

Table 12: Development of number of shops in Sweden according to formats, 1976-2001

Source: HUI 2003

Year Hyper-
markets

Other depart-
ment stores

Other super-
markets

Service shops Other daily 
food stores

Total

1976 36 321 1 132 787 10 030

1981 269 1 335 9 030

1986 195 1 565 2 350 8 850

78 32 1 950 2 130 3 190 7 380

1995 77 27 1 950 2 110 3 036 7 200

1996 79 26 2 030 2 918 7 000

1997 78 19 1 889 2 306 2 608 6 900

1998 82 19 2 350 2 509 6 800

1999 82 12 2 168 6 573

2000 88 12 1 836 2 587 6 397

2001 89 11 2 715 1 619 6 268

-66% -6% 27% -15%
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Summary and Conclusions

-

means that the attitudes towards similar challenges 
and social and economic trends varies according to 

The framework conditions differ from country to 
country due to a varied understanding of market 
control and state intervention, as well as of town 

structures.
For instance, the role of the national level 

-

influence of this tradition can be observed in the 
-

ment. Traditionally, Sweden and Finland have no 
-

-
-

-
ment is characterised by internationalisation and 

modernisation of formats, but a variety of differ-

economic sector in the balance between market 
-

-
tives like associations and chambers of commerce, 

the structures of Germany, one of the biggest, most 

on the one hand and the two Baltic countries of 
Sweden and Finland with their low density, less 

EU on the other. For retailers looking to the tran-

-

considered one of the most difficult markets to en-

and Finland are attractive due to their high living 

-
ment structure, the range of inhabitants necessary 
for a single retail outlet is much larger in Sweden 
and Finland, and the necessary density of outlets 
is lower.

In all three countries, a strong correlation be-

integrated retail locations and away from out-of 
-

chical system of urban centres and local centres, 
-

garding a single retail location are based on the 

town centres only if it can be demonstrated that 
-
-

a suitable location within the town centre before 
he is given a license in another location (see Guy 
2007; Bahn, Potz 2007).

In Germany, with its recent legislative reform 

brownfield locations are incentives for a more sus-

and formal definition of land use zoning and the 
dimension of retail locations, there is a system of 
formal and informal instruments which by now 

-
tail locations. The case of the Dortmund master 

strategy for large-scale retail and its territorial and 
also regional distribution. In most German city 

using different voluntary or binding models, on an 

-

decisions can be made within the framework of the 
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of retail. EU uniformity now requires an environ-

retail locations is considered the most liberal in 

Looking at the retail sector in these three 
countries, it is clear that there are considerable 
differences in market structure and concentration 
of retail. Finland has the highest concentration of 

there is a continuous trend towards retail concen-
tration. Normally this relates to the fact that retail 
formats are becoming more standardised due to a 
micro-economically efficient way of sector devel-

-
nies. Efficiency in these terms also means bigger 
dimensions of stores, as well as a nationally and 

-
ucts. Throughout the three countries, and nearly 

What is interesting about the analysis of these 
three countries is that the different national con-
texts and framework conditions have led to differ-

Learning from each other means that there 
-

ment in the urban context, but rather that there 
is a need for an intelligent local balance between 

of the economic interests of the retail sector as an 

city.
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