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1 Introduction

This report has been prepared ondfeghalimajor stakeholders of Alderaimotentre in lighthef
proposed development ohtbgtgate site to incorpor&sgasupermarket.

The major stakeholders doetietvb that there is a quantitative or qualitative need for a supermarket of the si
proposedn the Westgate scheififee Westgate site has always been envisageddas redevelopment

opportunity not a convenience land redevelopment scheme.

This rportidentifiethedetrimentahpact thatsecondargesupermarkand car padn the Westgate
schemeavoulchave on the towantrédroma commercial, consumer and npaisgiective.

The key issues facing the town tenviedbeen highlighted aldegsialysis 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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Executive Summary

The key purpose of the report is to provide a market and commercial reptiet om plaetpaftéhe

Westgate development on Aldershot town centre. The tieponossetp-date data available along with

a questionnaire of over 400 shoppers in Aldershot town centre and at the edge of town Tesco store. The
findings of thepat are as follows:

Ifaquantitative or qualitative reepbvefor additionalipermarket floor spafi@rca 80,000 $i)
it should be located withé Core Shopping Area of the town.

Town centres can be significantly undermined by thepagsedge of town or out of town
supermarket particularly now that supermarkets tend to offer compelling general merchandise offe

The current lack of depth of retail offathefldershaore Shopping Atieaits the fdatl coming
into the taw A1 additional edge of town centre supermarket would simply increase this problem by
diverting spend and footfall away fr@aréh8hopping Area

The supermarket sector now has a strong presence within the comparisomgaodstjnadrket
the devepment of additional grocery space on the edge of the town centre is likely to have a nega
impact on the town centre comparison goods spend.

Evidence from on street surveys undertaken in Aldershot shows that linked trips between the exis
edge of ten centre Tesco andGoee Shopping Aera limited

Vacancy rates withinGloee Shopping Aea extremely high and current demand by retailers for
town centre units is low. Lack of investme@oie Bleopping Amidl only exacerbate this
siuation further.

This situation can be improved by locating an anchor stor@awittshaipping Arather than on

the edge of the town centre. A supermarket anchoiGeiteiShlopping AdaAldershot would

help to improve retailer's peraagitthe 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 thedoldbeeiniven byGore
Shopping Aresupermarkanchor

Many of the retailers within Aldershot town centre are not aligned to the key demographic groups
the catchment meaning that leakage from the catchment is high. An increase in the number of m:
multiple retailers and the more affluelstisregquired to helpettucdeakage from the catchment.

This change in retail mix is possible on the back of investme@ovetSimoihging Aredhe form

of a supermarket anchore Mestgate supermarket developmeplat®okn the edgkthe town

centre, ik change in retail mix would not occur

The regeneration of a town centre is most effective when the anchor such as supermarket is integ
into th&€ore Shopping Areehe Westgate schemnmoidocatedithin the Core Shoppirep and

with its separate parking will be viewed by mostahegtaerd alongestination independent to

the town centre.
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3 Market Overview

This section providesoaerview of therrent retaiédormance of Alderstsoa retail centlEnchmarlgn
itagainst other centres gindsan understandiaffhe key drivers of the catchment area and key competitors.

3.1 Catchment area map and catchment population.

Al l the data relating to

t he r e twhichloneslangddtalle nt i

haven houseRetail Footprint is a gravity model which is based on four general principles which influence
level of spatialerdction between retail certigance, size of the popujaiierattractiveness of the centre

andthe level of competition.

Aldershot is classifigthin Retail FootpaimtaMedium Metropolitanvil. Metropolitan Towns acated
typically just outside the suburban fringe whiliiplieshat thiecatchments are influenceathmgr
dommant centres in the area. There are 133 retail centres within this classification with an average expenc

£92millian

Aldershot is currently ranketilgik®d on comparison gepeésd attracted to the arba.total amount of

comparison goodpenditure modelled to be attracted to

Aldershot is £97.4mil per annum. This is compara

to towns such as Penzdf@®. 7 Tamworift99.3mand Chippenhgfi93.9m

In terms of retail attranggswhich islefined bgACI on the
centre, Aldershot scores 211 and raiikaB8ns of retail
for Metropolitanwns which is 176

Map 1 The Ret&atchment Area sfdershot
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Map2 The Core retail catchment of AldetsBotirce CACI 200
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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 othevitbvensimilar classificatipn

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 Market Share analysis of the town compared t8daige £CI 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 dfletropolitan Towns 28% 11.8% 4.2% 0.8% 5.2%

Market shares are calculayetie flow of population from each postcode to each available centre based on t
fundamentals of tiravity moddlhe market shares are broadly inlitieevétieragerMetropolitafowns
and also iime with the market shares for Farnbdfangh. o r aetatd rhadkegaschangd significantly
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with the opening of the relocated and ex20@sdf6 Sainsbuysupermarkeh December2009wvhich
is anticipated to sell approxini&20,000sqft of non food goods.

In terms of other locahparable tow@amberley has a much more loyal coreaméibksile to draw

41.3% of trade from this market even though there is a significant out of towhtaesttamyiteof

C a mb e madrketgh@rs is linkettistBetail Footprint score2&f ®hich measures the quality and quantity of
retail offer. Thasords significantly higher than Aldérshet n ¢ e rctirnendlifas aRetall Footrint
scorea?llon the basis of itsd inferior retail of fer

3.2.1 Shopping population éddershot

The shopper population of Aldershot has been usodgetieel gravity model and essentialincsitiied

number of people in GB that will shop in a particultitakesreto account the fact that cakbament

overlap and consumeitlvisita number oftaicentresThe benefitrethat the modellsdopping centre
populatiocan be easily compared against other centres on a level playing field rather than relying on ad h:
surveyata.

35,687 shoppers are modiidtedgh Retail Footfio visidldershohowever this is only modelled data and
whilst it is useful to provide a comparison for competing aksatveréfisal to verify the dataugh on
street shopper surveys and footfall measurements.

The shopper populativAldershot is inline with the average for its centre classification type.

Table ZZatchment Shopper Populati®ource: CACI 2009

Primary Secondary Tertiary  Quaternary  Total

Shopper Population Aldershc 18,496 8,516 5,089 3,586 35,687
(Modelled)
ShoppePopulation Metropolit 18,890 8,457 5,205 3,492 36,046

Towns (Modelled)

COPYRIGHT © JONES LANG LASALLE2P10N. Rights Reserved 6
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3.2.2 Competing Centres
The table below highlights the key market indicatoesroktitees that compete for trade with Aldershot.

Table 3: Key Market Indicat@&srceGOAD 2009 and CACI 2009

Classification of  Distance  Retail Rankinc Comparison Total Town Retail Park

Town from Goods Spenc Centre Retai Offer
Aldershot Offer
(km)
11/2009 GOAL

Aldershot Metropolitan Tow! N/A 319 £97.4m 649,590 0
Farnborough Metropoéinh Town 4.74 286 £108.9m 632,800 341,800
Camberley Major Centre 9.97 154 £205.Mn 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 Tow 6.41 511 £56.4n 405,690 0
Reading Primary Centre 27.0 13 £1137.4m 2,999,300 1,464,800

Interesting compariscais be drawnith Farnham which has a smaller town centre (@&, 8ffesait.
649,590s(fget a much larger draw of trade and thus higherirgtail men&mphasisesitimgortance of
quality of space over quantity of, spalcaligning the retail offer with the demographics of the retail catchmen

Aldershot will not be able to radically changei&sirole asit isessentially a town in tisbadow of
muchlarger regionatketailprovisionincluding thes5,000sqft (neflesco supermarket and car park on
the edge of Aldershot town cenfeovided th€ore Shopping Arésnot undermined by a retail led
edge of town developmeAtdershoshouldbe able to strengthen its pasiti defend its market share
and reduce leakage to other centres.

COPYRIGHT © JONES LANG LASALLE2B1(M0.Rights Reserved 7
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3.2.3 Compeng Centre$ Category analysis

Table 4 Category analysis by t@&wvarce: GOAD 2009

Comparison Convenience Total Retail Service Leisure Vacancy Key
Goods sff Goods sff  grocey town sqft Services i Rate % Anchors
centresq ftt
Aldershot 252,500 34,200 14,000 45,100 148,890 22.8% The
(May 2010) Wellington
Centre
Farnborough 294,400 137,000 150,100 50,000 82,700 12.5% Asda,
Sainsbyr 6
Camberley 334,200 25600 27,200 26,000 102,420 28.993 The Atrium
scheme
anchored b
Vue
Guildford 100,4510 38,700 11,100 64500 266,140 7.4% House of
Fraser,
Debenham:s
Farnham 219,940 75,300 58,900 33,900 115,400 5.8% Waitrose
Sains
Fleet 162700 67,200 40,700 54,700 75,290 13.9% Waitrose,
Sains
Reading 1,683,480 313,500 38,200 145,900 654,720 8.6% John Lewjs
Debenham:s

1Goad classifies Iceland as Frozen Food rather than s@pmelanasatt incluttee proposddd| whicls to opn
in 2010

2 Aldershot town centre also includes 37,900sqft of market space on a Thursday which could be classified as cony
This is run by Town and Country Méoketss analysis it has been excluded as it is not a permanent retail offer.

3 Carherley town centre vacancy rates incorporate the Atriinascheimare leased the vacancy rates will
decrease.

Aldershot currently has 9 convenience stores all |@89#ufivth two multiple chairgp @od

Booler. Ahough these stores/seain important purpose in the town centre they are not a compelling reaso
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 hasupermarkgtrovisiowithin th€ore Shopping Arkllis asmall discount
supermarkethich is planndahwever it is another value orientateatstsdmotfaltends to bemaller

COPYRIGHT © JONES LANG LASALLE2B1(M0.Rights Reserved 8
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thanthe larger multiple supermarkets and therefore will netitoepetdditioralgeoftown
supermarket.

Camberley and Guildford town<kathbave small grocery offless than 30,000sqft) hovibeseare

anchored iy a i n ssbpermark@ts. Guildford town centre is a primary centre where thenenephasis is

on destinatimomparisogoods shopping dhdreford o e s ndét require a | arge s
this is secured by the strength and variety of the comparison goods and retail service offer.

Al der s hthave thetegthsofio@n cetreretail offerequiredo drive footfatindso need to
rely on other anchors such as leisamedepartment storet® generate footfaNithin the towcentre
and theCore Shopping Area

3.2.4 Current leakage of comparison goods trade to outlying centrgeaentage of overall spend

The table belahows modelled leakage from the Aldershot catchikepntetail centre for trade to be lost
to is Guildford which is the dominant centre in terms of quality and quantity of retail provision for comparis
goods in the catchment

Table 5 Leakage of Trade to other cergoasce: CACI 2009

1 Guildford Primary Centres 806 8.4 29.80%
2 Camberley Major Centres 325 6.2 10.53%
3 Farmam 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 Heet Metropolitan Towns 146 4.0 3.15%
10 Alton Rural Centres 81 115 2.35%

COPYRIGHT © JONES LANG LASALLE2P10NG. Rights Reserved 8
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Arecenshopper survey was undertaken by conisattamtde town centre and at the Tlesated out of
Aldershdabwncentreover a four week period on a variety.offiagata stws there isonsiderableakage
tootheretaidestinations from Aldershot town cBaspondents gave more thamoatiolas a shopping
destinatioshowingpowconsumers do shop in a variety of shopping locations for a renettestafpihg
missions

From the respondents surveyed who 8feleato 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
trips ktween Tesco and Aldershot town egigttbe relative dominance of the out of town rdtail offer

addition to this, 92% of the respondents surveyed at Aldershot Tesco said that they do purchase non foot
in Tesco when shopping there. Thissdemmoat es t he strength of Tescoos
shoppers are purchasing non food items whilst doing their grocery shopping they are less likely to need t«
the town centre for comparison goods shopping thereljesplenihyithantown centre.

Chart JAlternative shopping destinations to AldershotceOn Street Shopper Survey 2009

Town Centre shopper - Where else do you shop other
than Aldershot?

B Farnborough
OFarnham
OFleet

B Guildford
OWoking

@ Basingstoke
OCamberley
B Reading

The analysis highlights te&ength of the competing retafilers and the need for an improved retail
offer withirthe AldershotCoreShopping Arealt also shows the dominance that the supermarket sector
now has within comparison goods shopping as well as convenience goods.

COPYRIGHT © JONES LANG LASALLE2P10NG. Rights Reserved 1c
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3.3 Immediate competitiam Rushmoor Borough.

The immediate retail provisioodimetewithAldershas siowrbelowand details are showhahle 6

below.

Map 3 Rushmoor Borough Key Retail Provision

-

2= Earnborough

Solartron Retail Park

Table @Retail Provision in Rushmoor Borougiurce: CACI 2009, GOAD 2009, Jones Lang LaSalle 2009

The table shows that there is already corstengigtition 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.

Frimley

Farnborough Town
Centre

Farnborough Gate
Retail Park

Solartron Retail Par

North Camp

Tesco
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Local Centre

Metropolitan
Towns

Retail Park

Retail Park

Local Centre

Supermarket

1,992

286

907

N/A

2,100

N/A

87,190

632,800

109,800

232,00

203,800

Waitrose

Sainsbury:
Debenhams

TKMaxx, Next

B&Q

Boots, non multiple retai

Tesco
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4 SupplyFactors

To gauge the impact of any potential development it is necessary to get an overview of the key supply fee
and trends in Aldershot.

A full breakdown by category of tetadsalysis using GOADaiosvn centre auditavailable in the
appendiinTable 10The table below gives a top level view of the retail offer in Aldershot town centre

Table 7 Retail Stock by CategBoyrceGOAD 2009

ComparisoGoods 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 Nove
2009) Vacancy rates withinGiadlerie@83/) andthe town centre aesulting in redugaetestrian flows to
the Wellington Centre

An additional 47% of retailer tenancies within the Wellington Centre are due for leas®Vkpinysby 2012.
factor and the lower levels of retail demantbvan tentre, vacgmates will certainly increasess the

town centre is prioritised for new retail investment.

It is essential that the council should be looking at opportunitiesedirei®atieries and stimulate
investment in tiere Sbpping Area.
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4.1 Convenience Goods Analysis

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

town centre. Sai nsbur y asoperdteecir pplacesmeange staredn t he s
Farnborough in e@Bcember 2009

Map 4Current supermarket provisi@ua
Figures are sales areas not total are%
18k sq ft

Grocery provision wikigtershot town cemtirdudethelceland, small convenience stores and the
forthcomingidl storeCf therespondents that cited a particular retailer as the reason for visiting alternative

retail shopping destinatig8%o highlighted supermarkets as the reason they visit retail centres other than
Aldershot.

Rushmoor Borough @ounl 6 s own retail study confdraams a ma»
1,500sgm and 2,500sgm additional grocery provision, on the assumption of 4,500 new homes are built

Map BConvenience provision within Aldershotultiples and indepéents
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