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1 Introduction 

This report has been prepared on behalf of the major stakeholders of Aldershot town centre in light of the 

proposed development on the Westgate site to incorporate a large supermarket. 

The major stakeholders do not believe that there is a quantitative or qualitative need for a supermarket of the size 

proposed on the Westgate scheme. The Westgate site has always been envisaged as leisure led redevelopment 

opportunity not a convenience land redevelopment scheme. 

This report identifies the detrimental impact that a second large supermarket and car park on the Westgate 

scheme would have on the town centre from a commercial, consumer and market perspective. 

The key issues facing the town centre have been highlighted alongside analysis from other centres in the UK that 

have similar characteristics and have also been in the shadow of a large retail and leisure development. 
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2 Executive Summary 

The key purpose of the report is to provide a market and commercial report on the potential impact of the 
Westgate development on Aldershot town centre.  The report uses the most up-to-date data available along with 
a questionnaire of over 400 shoppers in Aldershot town centre and at the edge of town Tesco store.  The key 
findings of the report are as follows: 

 

 If a quantitative or qualitative need is proven for additional supermarket floor space of circa 80,000 sq ft, 

it should be located within the Core Shopping Area of the town. 

 Town centres can be significantly undermined by the presence of an edge of town or out of town 

supermarket particularly now that supermarkets tend to offer compelling general merchandise offers. 

 The current lack of depth of retail offer within the Aldershot Core Shopping Area limits the footfall coming 

into the town. An additional edge of town centre supermarket would simply increase this problem by 

diverting spend and footfall away from the Core Shopping Area. 

 The supermarket sector now has a strong presence within the comparison goods market meaning that 

the development of additional grocery space on the edge of the town centre is likely to have a negative 

impact on the town centre comparison goods spend. 

 Evidence from on street surveys undertaken in Aldershot shows that linked trips between the existing 

edge of town centre Tesco and the Core Shopping Area are limited. 

 Vacancy rates within the Core Shopping Area are extremely high and current demand by retailers for 

town centre units is low.  Lack of investment in the Core Shopping Area will only exacerbate this 

situation further. 

 This situation can be improved by locating an anchor store within the Core Shopping Area rather than on 

the edge of the town centre.  A supermarket anchor within the Core Shopping Area of Aldershot would 

help to improve retailer's perception of the town centre and is likely to lead to an improvement in the 

number of retailer requirements within the town centre. 

 An increase in shopper footfall, and reduction in leakage from the town centre could  be driven by a Core 

Shopping Area  supermarket anchor 

 Many of the retailers within Aldershot town centre are not aligned to the key demographic groups within 

the catchment meaning that leakage from the catchment is high.  An increase in the number of major 

multiple retailers and the more affluent brands is required to help to reduce leakage from the catchment.  

This change in retail mix is possible on the back of investment within the Core Shopping Area in the form 

of a supermarket anchor.  If the Westgate supermarket development took place on the edge of the town 

centre, this change in retail mix would not occur. 

 The regeneration of a town centre is most effective when the anchor such as supermarket is integrated 

into the Core Shopping Area.  The Westgate scheme is not located within the Core Shopping Area and 

with its separate parking will be viewed by most shoppers as a stand alone destination independent to 

the town centre. 
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3 Market Overview 

This section provides an overview of the current retail performance of Aldershot as a retail centre, benchmarking 

it against other centres and gives an understanding of the key drivers of the catchment area and key competitors. 

3.1 Catchment area map and catchment population. 

All the data relating to the retail catchment is taken from CACIôs Retail Footprint model which Jones Lang LaSalle 

have in house. Retail Footprint is a gravity model which is based on four general principles which influence the 

level of spatial interaction between retail centres; distance, size of the population, the attractiveness of the centre 

and the level of competition.  

Aldershot is classified within Retail Footprint as a Medium Metropolitan Town.  Metropolitan Towns are located 

typically just outside the suburban fringe of a city which implies that their catchments are influenced by other 

dominant centres in the area. There are 133 retail centres within this classification with an average expenditure of 

£92million.  

Aldershot is currently ranked 319th based on comparison goods spend attracted to the area. The total amount of 

comparison goods expenditure modelled to be attracted to Aldershot is £97.4mil per annum. This is comparable 

to towns such as Penzance (£98.7m), Tamworth (£99.3m) and Chippenham (£93.9m). 

In terms of retail attractiveness, which is defined by CACI on the quality and quantity of retailers within the town 

centre, Aldershot scores 211 and ranks 258th. In terms of retail offer it has a stronger offer than the average score 

for Metropolitan Towns which is 176. 

Map 1 The Retail Catchment Area of Aldershot  Source: CACI 2009 
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Map 2 The Core retail catchment of Aldershot:  Source CACI 2009 

 

 

 

 

 

 

 

 

The CACI rankings based on comparison goods spend and retail attractiveness suggest that Aldershot 

town centre has a relatively strong retail offer when compared to other towns with a similar classification, 

but fails to pull in the retail spend from the catchment resulting in lower turnovers for retailers and 

reduced retailer requirements. 

 

3.2 Market Share Analysis 

Table 1 Market Share analysis of the town compared to GB  Source CACI 2009 

 Primary Secondary Tertiary Quaternary Total 

Aldershot 29.4% 12.1% 5.1% 0.9% 5.8% 

Farnborough 29.6% 9.5% 5.1% 1.1% 6.2% 

Camberley 41.3% 18.1% 6.0% 1.0% 6.9% 

Average of Metropolitan Towns 28% 11.8% 4.2% 0.8% 5.2% 

 

Market shares are calculated by the flow of population from each postcode to each available centre based on the 

fundamentals of the gravity model. The market shares are broadly inline with the average for Metropolitan Towns 

and also in line with the market shares for Farnborough.  Farnboroughôs retail market has changed significantly 
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with the opening of the relocated and extended 62,000sqft Sainsburyôs supermarket on December 2nd 2009 which 

is anticipated to sell approximately 15-20,000sqft of non food goods. 

In terms of other local comparable towns Camberley has a much more loyal core market and is able to draw 

41.3% of trade from this market even though there is a significant out of town development. The strength of 

Camberleyôs market share is linked to its Retail Footprint score of 325, which measures the quality and quantity of 

retail offer. This score is significantly higher than Aldershot town centreôs which currently has a Retail Footprint 

score of 211 on the basis of itsô inferior retail offer. 

 

3.2.1 Shopping population of Aldershot. 

The shopper population of Aldershot has been modelled using the gravity model and essentially is the modelled 

number of people in GB that will shop in a particular centre.  It takes into account the fact that catchments can 

overlap and consumers will visit a number of retail centres.  The benefits are that the modelled shopping centre 

population can be easily compared against other centres on a level playing field rather than relying on ad hoc 

survey data.  

35,687 shoppers are modelled through Retail Footprint to visit Aldershot, however this is only modelled data and 

whilst it is useful to provide a comparison for competing centres it is also beneficial to verify the data through on 

street shopper surveys and footfall measurements.  

The shopper population in Aldershot is inline with the average for its centre classification type. 

Table 2 Catchment Shopper Population  Source: CACI 2009 

 Primary Secondary Tertiary Quaternary Total 

Shopper Population Aldershot 

(Modelled) 

18,496 8,516 5,089 3,586 35,687 

Shopper Population Metropolitan 

Towns (Modelled) 

18,890 8,457 5,205 3,492 36,046 
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3.2.2 Competing Centres   

The table below highlights the key market indicators of the main centres that compete for trade with Aldershot. 

Table 3: Key Market Indicators, Source: GOAD 2009 and CACI 2009 

 Classification of 

Town 

Distance 

from 

Aldershot 

(km) 

Retail Ranking 

 

Comparison 

Goods Spend 

Total Town 

Centre Retail 

Offer 

11/2009 GOAD  

Retail Park 

Offer 

Aldershot Metropolitan Town N/A 319 £97.4m 649,590 0 

Farnborough Metropolitan Town 4.74 286 £108.9m 632,800 341,800 

Camberley Major Centre 9.97 154 £205.1m 786,720 276,200 

Guildford Primary Centre 13.46 22 £881.2m 1,462,850 244,400 

Farnham Regional Town 4.50 216 £148.9m 464,940 56,100 

Fleet Metropolitan Town 6.41 511 £56.4m 405,690 0 

Reading Primary Centre 27.0 13 £1137.4m 2,999,300 1,464,800 

 

Interesting comparisons can be drawn with Farnham which has a smaller town centre retail offer (464,940sqft vs. 

649,590sqft) yet a much larger draw of trade and thus higher retail ranking. This emphasises the importance of 

quality of space over quantity of space, and aligning the retail offer with the demographics of the retail catchment. 

Aldershot will not be able to radically change its retail role, as it is essentially a town in the shadow of 

much larger regional retail provision including the 55,000sqft (net) Tesco supermarket and car park on 

the edge of Aldershot town centre. Provided the Core Shopping Area is not undermined by a retail led 

edge of town development, Aldershot should be able to strengthen its position, defend its market share 

and reduce leakage to other centres. 
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3.2.3 Competing Centres ð Category analysis   

Table 4 Category analysis by town Source: GOAD 2009 

 Comparison 

Goods sq ft 

Convenience 

Goods sq ft 

Total 

grocery town 

centre sq ft 1 

Retail Services 

sq ft 

Leisure 

Services sq ft 

Vacancy 

Rate % 

 Key 

Anchors 

Aldershot 252,500 34,2002  14,000 

(May 2010) 

45,100 148,890 22.8% The 

Wellington 

Centre 

Farnborough 294,400 137,000 150,100 50,000 82,700 12.5% Asda, 

Sainsburyôs 

Camberley 334,200 25,600 27,200 26,000 102,420 28.9% 3 The Atrium 

scheme 

anchored by 

Vue 

Guildford 100,4510 38,700 11,100 64500 266,140 7.4% House of 

Fraser, 

Debenhams 

Farnham 219,940 75,300 58,900 33,900 115,400 5.8% Waitrose 

Sainsburyôs 

Fleet 162,700 67,200 40,700 54,700 75,290 13.9% Waitrose, 

Sainsburyôs 

Reading 1,683,480 313,500 38,200 145,900 654,720 8.6% John Lewis, 

Debenhams 

1Goad classifies Iceland as Frozen Food rather than supermarket and does not include the proposed Lidl which is to open 

in 2010 

2 Aldershot town centre also includes 37,900sqft of market space on a Thursday which could be classified as convenience. 

This is run by Town and Country Marketsï for this analysis it has been excluded as it is not a permanent retail offer. 

3 Camberley town centre vacancy rates incorporate the Atrium scheme ï as units are leased the vacancy rates will 

decrease. 

Aldershot currently has 9 convenience stores all less than 5,000sqft with two multiple chains, Co-op and 

Booker. Although these stores serve an important purpose in the town centre they are not a compelling reason 

alone to visit Aldershot town centre for a convenience offer as they are focused only on the traditional 

convenience retail offer, small basket shops.  

Currently Aldershot has no supermarket provision within the Core Shopping Area. Lidl is a small discount 

supermarket which is planned, however it is another value orientated store whose footfall tends to be smaller 
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than the larger multiple supermarkets and therefore will not compete with an additional edge of town 

supermarket. 

Camberley and Guildford town centres both have small grocery offers (less than 30,000sqft) however these are 

anchored by Sainsburyôs supermarkets. Guildford town centre is a primary centre where the emphasis is more 

on destination comparison goods shopping and therefore doesnôt require a large supermarket to drive footfall as 

this is secured by the strength and variety of the comparison goods and retail service offer.  

Aldershot doesnõt have the depth of town centre retail offer required to drive footfall and so needs to 

rely on other anchors such as leisure and department stores to generate footfall within the town centre 

and the Core Shopping Area 

 

3.2.4 Current leakage of comparison goods trade to outlying centres as a percentage of overall spend 

The table below shows modelled leakage from the Aldershot catchment. The key retail centre for trade to be lost 

to is Guildford which is the dominant centre in terms of quality and quantity of retail provision for comparison 

goods in the catchment. 

Table 5 Leakage of Trade to other centres  Source: CACI 2009 

 

Centre Type Score 

Distance 

(Miles) 

Market Share (from 

Aldershotõs 

catchment) 

1 Guildford Primary Centres 806 8.4 29.80% 

2 Camberley Major Centres 325 6.2 10.53% 

3 Farnham Regional Towns 209 2.8 8.24% 

4 Reading Primary Centres 898 16.8 6.60% 

5 Farnborough Metropolitan Towns 215 2.9 6.13% 

6 Aldershot Metropolitan Towns 211 0.0 5.84% 

7 Woking Major Centres 424 10.1 4.97% 

8 Basingstoke Major Centres 545 13.9 3.87% 

9 Fleet Metropolitan Towns 146 4.0 3.15% 

10 Alton Rural Centres 81 11.5 2.35% 
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A recent shopper survey was undertaken by consultants both in the town centre and at the Tesco located out of 

Aldershot town centre over a four week period on a variety of days. The data shows there is considerable leakage 

to other retail destinations from Aldershot town centre.  Respondents gave more than one location as a shopping 

destination showing how consumers do shop in a variety of shopping locations for a number of different shopping 

missions.  

From the respondents surveyed who shop at the Tesco in Aldershot, 62% of respondents stated that they rarely 

or never visited the town centre in the same trip as shopping at Tesco demonstrating the low percentage of linked 

trips between Tesco and Aldershot town centre, and the relative dominance of the out of town retail offer.  In 

addition to this, 92% of the respondents surveyed at Aldershot Tesco said that they do purchase non food items 

in Tesco when shopping there.  This demonstrates the strength of Tescoôs general merchandise offer.  If 

shoppers are purchasing non food items whilst doing their grocery shopping they are less likely to need to visit 

the town centre for comparison goods shopping thereby reducing the spend within a town centre.   

Chart 1 Alternative shopping destinations to Aldershot Source: On Street Shopper Survey 2009 

 

 

 

 

 

 

 

The analysis highlights the strength of the competing retail offers and the need for an improved retail 

offer within the Aldershot Core Shopping Area.  It also shows the dominance that the supermarket sector 

now has within comparison goods shopping as well as convenience goods. 

 

 

 

 

 

 

 

 

Town Centre shopper - Where else do you shop other 

than Aldershot?

Farnborough

Farnham

Fleet

Guildford

Woking

Basingstoke

Camberley

Reading
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3.3 Immediate competition in Rushmoor Borough. 

The immediate retail provision that competes with Aldershot is shown below and details are shown in Table 6 

below.  

Map 3 Rushmoor Borough Key Retail Provision 

 

 

 

 

 

 

 

 

 

 

Table 6 Retail Provision in Rushmoor Borough  Source: CACI 2009, GOAD 2009, Jones Lang LaSalle 2009 

The table shows that there is already considerable competition for Aldershot town centre, and the addition of an 

edge of town retail offer will only increase this and worsen the impact on Aldershot town centre. 

Centre Type Retail Ranking 

Total sq ft 

Retail Key Retail Anchor 

Frimley Local Centre 1,992 87,190 Waitrose 

Farnborough Town 

Centre 

Metropolitan 

Towns 

286 632,800 Sainsburyôs, Asda, 

Debenhams 

Farnborough Gate 

Retail Park 

Retail Park 907 109,800 TK Maxx, Next 

Solartron Retail Park Retail Park N/A 232,00 B&Q 

North Camp Local Centre 2,100 203,800 Boots, non multiple retailers 

Tesco Supermarket N/A  Tesco 

Tesco 
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4 Supply Factors 

To gauge the impact of any potential development it is necessary to get an overview of the key supply features 

and trends in Aldershot.  

A full breakdown by category of retail stock analysis using GOAD and a town centre audit is available in the 

appendix in Table 10. The table below gives a top level view of the retail offer in Aldershot town centre. 

Table 7 Retail Stock by Category  Source: GOAD 2009 

Category Total sq ft 

Comparison Goods 246,800 

Convenience Goods 72,100 

Leisure 148,890 

Vacant Units / Under Alteration 125,200 

 

The total vacancy rate for the town centre is 25%, well above the national average of 12.8% (GOAD November 

2009).  Vacancy rates within the Galleries (85%) and the town centre are resulting in reduced pedestrian flows to 

the Wellington Centre. 

An additional 47% of retailer tenancies within the Wellington Centre are due for lease expiry by 2012.  With this 

factor and the lower levels of retail demand for the town centre, vacancy rates will certainly increase unless the 

town centre is prioritised for new retail investment.   

It is essential that the council should be looking at opportunities to reinvigorate the Galleries and stimulate 

investment in the Core Shopping Area. 
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55k sq ft

50k sq ft

13k sq ft

18k sq ft
25k sq ft

57k sq ft

62k sq ft

18k sq ft

Figures are sales areas not total areas

55k sq ft

50k sq ft

13k sq ft

18k sq ft
25k sq ft

57k sq ft

62k sq ft

18k sq ft

Figures are sales areas not total areas

4.1 Convenience Goods Analysis 

Main store grocery provision within Aldershot is currently limited to a 55k sq ft (sales) Tesco on the edge of the 

town centre.  Sainsburyôs are present to the south of Aldershot, and opened their replacement large store in 

Farnborough in early December 2009.   

Map 4 Current supermarket provision  Source: CACI 2009 and Jones Lang LaSalle 2009 

 

 

 

 

 

 

 

 

 

 

 

 

Grocery provision within Aldershot town centre includes the Iceland, small convenience stores and the 

forthcoming Lidl store.  Of the respondents that cited a particular retailer as the reason for visiting alternative 

retail shopping destinations, 23% highlighted supermarkets as the reason they visit retail centres other than 

Aldershot. 

Rushmoor Borough Councilôs own retail study confirms a maximum additional convenience offer of circa 

1,500sqm and 2,500sqm additional grocery provision, on the assumption of 4,500 new homes are built in town.  

Map 5 Convenience provision within Aldershot ð multiples and independents  Source GOAD 2009 

 

 

 

 

 

 

 

 

 

 

 

 
















































