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EXECUTIVE SUMMARY 

Purpose of the Study 
 
This study provides an assessment of future retail need and capacity in Hart District 
in the period up to 2026.  It includes quantitative and qualitative needs assessments 
which have been conducted in accordance with guidance set out in PPS 6 (Planning 
for Town Centres).  The primary purpose of the study is to inform the development of 
town centre and retail policies as part of the Hart Local Development Framework. 
 
Consideration is given to the future needs of the District as a whole having regard to 
local and strategic priorities.  Specific analysis is also given to the District’s main 
retail centres, namely:  Fleet; Blackwater; Yateley and Hook1. 
 
Policy Context 
 
PPS6 provides the main strand of strategic policy guidance for future retail 
development.   It requires local authorities to undertake quantitative and qualitative 
assessments of retail need and highlights the importance of undertaking town centre 
health checks to measure the vitality and viability of centres.   
 
The draft South East Plan identifies a strategic network of town centres in the region 
and aims to distribute growth to middle and lower order centres.  The draft Plan 
places significant emphasis on focusing new retail development in existing town 
centres and edge-of-centre locations.  With regard to the Western Corridor and 
Blackwater Valley sub-region, the draft South East Plan aims to focus major new 
retail development in large centres including Basingstoke.  However, it also stresses 
the importance of sustaining and enhancing small and medium-sized centres.   
 
The Existing Retail Offer in Hart 
 
Fleet is the main town centre in Hart District with Hook, Yateley and Blackwater each 
serving local catchment areas.  Hart is situated within the wider catchment of a 
number of regional and sub-regional centres including Basingstoke, Farnborough, 
Bracknell, Guildford and Reading.  Other significant centres in the locality include 
Aldershot, Farnham and Camberley.  This choice of competing centres partly 
explains why the District experiences significant leakage of both convenience and 
comparison expenditure. 
 

                                            
1 No allowance has been made for existing retail floorspace in other smaller, neighbourhood centres. 
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Table 1 summarises the profile of retail provision for the District as a whole whilst 
Table 2 sets out the summary profile for each centre. 
 

Table 1 - Profile of Retail Provision in Hart District 2005 
Total Floorspace 

Summary 
Groupings 

No. 
Units % of Units 

Gross   
(sqm) 

Net      
(sq.m) 

% 
Floorspace 

Convenience 37 10.0% 18,321 15,572 25.1% 
Comparison 150 40.5% 26,384 22,427 36.2% 
Services2 130 35.0% 20,964 17,819 28.7% 
 Vacant 28 7.5% 2,981 2,534 4.1% 
Other3 26 7.0% 4,308 3,662 5.9% 
Total 371 100% 72,958 62,014 100% 

     Source:  Consultant.  Table includes three out of town centre / edge of town centre stores (Morrison’s – Fleet; Waitrose – 
Yateley; Tesco – Hook) which collectively amount to 6,354 sqm (gross) 5,400 sqm (net). 

Table 2 - Profile of Floorspace in Hart District by Type of Floorspace    
  
 Floorspace 
(Gross sqm)  
 

Fleet Blackwater Yateley Hook Total 

Convenience  9,130 2,853 3,790 2,548 18,321 
 
Comparison  20,070 1,957 3,500 857 26,384 

Services  10,410 1,794 4,423 4,337 20,964 
 
Others  560 761 1,020 1,967 4,308 
Vacant 2,880 101 0 0 2,981 
 
Total  43,050 7,466 12,733 9,709 72,958 
Source: Consultant Survey (December 2005) and Goad Experian Data for Fleet (2005). 

 
As the District’s main retail centre, Fleet accounts for the majority of the existing 
retail offer in Hart.  Within the urban area, comparison floorspace accounts for 
approximately 47% of space and the vacancy rate is just over 6% (below the GB 
average). Fleet provides the main offer for comparison goods in the District but is 
lacking in diversity particularly with regard to the provision of higher value durable 
goods such as clothing.   
 
The smaller centres display very low rates of vacancy which indicates strong 
occupier demand.  The role of these centres focuses on providing local convenience 
shopping opportunities particularly for day-to-day and top-up requirements.  Hook 

                                            
2 Services includes: Restaurants & Cafes (A3 Use) (Sandwich Bar A1); Drinking Establishments (A4 
Use); Hot Food Takeaway (A5 Use); Internet Café (A1); Hairdressing, beauty & health; Bookmakers 
(A2); Launderette /Dry cleaners (S/G); Travel Agents (A1); Banks & Financial Services (A2); Money 
Transfer; Estate Agents (A2); Employment Agencies (A2). 
3 Other refers to units for which the category is unknown.  
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plays a strong role in terms of providing significant local services to its catchment 
area which reduces its capacity to provide convenience and comparison facilities. 
 
Health checks which have been undertaken for each of the centres indicate that they 
are performing reasonably well in terms of vitality and viability.  However, a range of 
weaknesses is apparent including poor accessibility between Fleet town centre and 
the railway station.    Yateley town centre suffers from a significant degree of 
fragmentation which reduces the effectiveness of the centre.  Whilst all the centres 
have benefited from recent investment in the public realm and shopping 
environment, it is important to the health of the centres that improvements are on-
going.   
 
A range of potential development opportunities for further evaluation has been 
identified during the study and is highlighted in Section 4 of the main report. 
 
The household survey indicates that local perceptions of the centres is relatively 
poor particularly in terms of having a limited range of shops and not displaying 
specific identities or retail attractions.   The main advantage of the centres, perceived 
by people living within the catchment area is the opportunity to purchase (basic) 
goods and services locally without the need to travel to larger centres. 
 
Need for Additional Retail Provision 
 
Based on the analysis of existing and future retail expenditure patterns the retail 
capacity assessment considered four scenarios in order to cover all reasonable 
outcomes during the course of the LDF period.  These scenarios are as follows: 
 
• No population growth and constant market share; 
• Moderate population growth and constant market share; 
• No population growth and increased market share4; 
• Moderate population growth and increased market share. 
 
Testing each of the four scenarios, the capacity analysis indicated that there is a 
potential need in the District for additional development of: 
 
• 3,753 to 9,614 sq.m (net) convenience floorspace by 2016; and 
• 47,825 to 77,484 sq.m (net) comparison floorspace by 2016. 
 
These estimates should be subject to review as more up-to-date information 
becomes available and/or retail development circumstances change significantly. 
 
The capacity assessment suggests that a significant increase in convenience 
floorspace could be sustained within Hart over the period up to 2016, albeit that the 
Consultants consider it important for policies in the LDF to make provision for 
additional floorspace which is appropriate to the scale of the existing retail offer and 

                                            
4 Increased market share (10%) reflects scope to clawback an element of the existing high levels of 
expenditure leakage outside of the District. 



Hart Retail Capacity Assessment 

  ix 
Retail Study.doc 

is realistic in terms of the future role of Fleet and the other town centres. Moreover, 
policy recommendations regarding future provision will need to be made in light of 
physical capacity in the town centres, the availability of sequentially preferable sites 
and wider priorities for the town centres.    
 
Whilst there is sufficient quantitative capacity to provide additional floorspace within 
all four centres, the bulk of any additional provision should be focused on Fleet as 
the District’s main retail centre.  However, there is also scope for the provision of 
new small convenience facilities in the other centres.  This is particularly the case in 
Hook where the centre is dominated by services and the representation of 
convenience facilities is poor. 
 
As regards comparison shopping, the capacity assessment identifies that there is 
significant scope for additional floorspace provision. Again, the Consultants consider 
that only more limited provision should be made in light of physical constraints and 
other policy priorities. The extent to which an increase in provision should be 
promoted should be tempered by the role of expanding regional and sub-regional 
centres within the wider catchment area for comparison goods.  From a sub-regional 
and regional perspective, and taking into account the existing level of provision, it is 
clearly not appropriate for Hart to provide for all potential additional capacity within its 
own boundaries.  However, in pursuing objectives of renewing the sub-region’s town 
centres it is reasonable, subject to the availability of sequentially preferable sites, to 
plan positively for the majority of any additional comparison floorspace to be 
concentrated in Fleet Town Centre as the main retail centre in the District and one of 
the five major towns in the Blackwater Valley sub-region. 
 
In terms of the levels of additional retail floorspace that should be provided, taking 
into consideration the range of scenarios adopted in this study, the level of existing 
floorspace provision with Hart, and having regard to the existing position of Hart’s 
centres within the sub-regional retail hierarchy, the Consultants consider that it is 
appropriate for the Council to plan for approximately 6,000 sqm (net) of additional 
convenience floorspace in the District up to 2016.  This should comprise: 

• The provision of at least one new medium-sized convenience store in Fleet 
during the plan period (up to 2016).  Subject to on-going monitoring, it may be 
appropriate for a second medium-sized store to be developed; and 

• The provision of additional small-scale convenience facilities in the smaller 
town and neighbourhood centres subject to the availability of sequentially 
favourable sites. 

With regard to the provision of new comparison floorspace, the analysis has shown 
that there is substantial theoretical capacity in the District.  The Consultants consider 
that the provision of additional comparison floorspace in Fleet would bring significant 
benefits to the town centre and encourage a greater level of vitality and viability than 
what is currently experienced.  This particularly would be the case if new stores add 
to the diversity and range of facilities in the centre.  Whilst in expenditure terms, 
there is considerable potential for a significant increase in the provision of 
comparison shopping, it is important to have regard to the scope to deliver large 
amounts of new floorspace which is constrained by physical capacity and particularly 
the availability of sequentially preferable sites.  Moreover, consideration also needs 
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to be given to the need to balance retail objectives with other policy priorities for the 
District’s town centres.  These issues are equally relevant to policies aimed at 
guiding future provision of new convenience floorspace.   
 
It is important to note that the capacity estimates provided in this report should be 
subject to ongoing monitoring by the Council.  Particular emphasis should be given 
to changes in the stock and quality of floorspace in the centres and to changes in 
household shopping patterns.  Given the limitations of forecasting retail need over 
long periods of time, it is recommended that the LDF should focus initially on the 
period between 2006 and 2016. Retail provision beyond this period should be 
subject to further monitoring and up-dated information and research, with the results 
brought forward into policies and proposals through future reviews of Local 
Development Documents. 
 
It is essential that policies aimed at increasing and diversifying the provision of 
convenience and comparison shops in Hart during the plan period are 
complemented by other policies which promote the balanced growth of other key 
town centre uses.  This is particularly important in Hart with regard to provision for a 
range of employment uses including B1 office space for small and medium sized 
occupiers.  Emphasis should also be given to town centre diversification through the 
provision of additional leisure, entertainment, community facilities and residential 
units. 
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1. INTRODUCTION 

BACKGROUND 

1.1 Atkins was commissioned by Hart District Council to prepare a retail capacity 
assessment for the District as part of the evidence base for the formulation of 
town centre policies in the emerging Local Development Framework.  

1.2 This study has been carried out in accordance with guidance issued in PPS 6 
(Planning for Town Centres) regarding the assessment of future need for 
retail development in the District during the period up to 2026. 

1.3 This report sets out the findings of the assessment of both the qualitative and 
quantitative need for new retail floorspace with respect to both convenience 
and comparison facilities.  Consideration is given to the future needs of the 
District as a whole having regard to local, sub-regional and regional priorities 
for town centres and Government retail planning guidance.  The analysis also 
considers the specific needs of the District’s main retail centres, namely: 

• Fleet; 

• Blackwater; 

• Yateley; and 

• Hook. 

1.4 Other smaller, neighbourhood centres are not specifically addressed by the 
study.  The conclusions and recommendations of this report are based on the 
assumption that no significant change will take place in terms of floorspace 
provision within the smaller centres5.  

                                            
5 No allowance has been made for existing retail floorspace in centres other than Fleet, Blackwater, 
Yateley and Hook.   
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1.5 The research has been conducted using a wide range of empirical and 
secondary data sources including: 

• Bespoke population and retail expenditure data for a defined Hart 
catchment area provided by Experian; 

• Town centre profile data for Fleet provided by Experian; 

• Physical surveys of the four main centres; and 

• A statistically significant household survey of shopping patterns derived 
by telephone interviews with 1,000 households within the catchment 
area.   

STRUCTURE OF REPORT 

1.6 This report is structured as follows: 

• Section 2 provides a review of the Government, regional and local 
policy context relevant to the study; 

• Section 3 describes the existing retail hierarchy in Hart and profiles the 
existing retail offer of each of the four centres in the District; 

• Section 4 provides a qualitative review of the District’s four centres 
which includes retail health checks and an assessment of local 
perceptions of the strengths and weaknesses of each centre;  

• Section 5 summarises the quantitative assessment of future retail need 
in Hart and establishes the potential capacity for developing additional 
convenience and comparison floorspace in the District; and 

• Section 6 sets out conclusions and recommendations. 
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2. POLICY CONTEXT 

INTRODUCTION 

2.1 This section provides a brief review of PPS6 (Planning for Town Centres, 
ODPM 2005) which establishes the primary policy context for undertaking this 
study.  The PPS sets out the strategic requirements for assessing retail need 
in local authority areas and for conducting retail health checks as part of LDF 
preparation. 

2.2 In accordance with the requirements of PPS6 this Section also provides a 
brief review of regional town centre policies set out in the draft South East 
Plan (Part 1). 

2.3 The key town centre policies which form part of the Adopted Local Plan are 
also reviewed. 

PPS6 – PLANNING FOR TOWN CENTRES 

2.4 PPS6 establishes the need for Local Development Documents to implement 
the Government’s objectives for town centres by planning positively for their 
growth and development.  This includes providing an emphasis on: 

• Developing a hierarchy and network of centres;  

• Taking a plan-led approach at both the regional and local levels; 

• Assessing for further main town centre uses and ensuring there is the 
capacity to accommodate them; 

• Focusing development in, and planning for the expansion of, existing 
centres as appropriate, and at the local level identifying sites in 
Development Plan Documents; 
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• The need to tackle social exclusion by ensuring access for all to a wide 
range of everyday goods and services; and 

• The need to promote more sustainable patterns of development with 
less reliance on the car. 

Assessing the Need for Development 

2.5 Paragraph 2.15 of PPS6 states that local authorities should work in 
conjunction with key stakeholders to:  

• Assess the need for new floorspace for retail, leisure and other key 
town centre uses, taking account of both quantitative and qualitative 
factors; and 

• Identify deficiencies or gaps in provision; 

• Identify the centres where development will be focused; 

• Set out criteria-based policies for assessing and locating other new 
development proposals for sites not allocated in the plan. 

2.6 In selecting sites for development, paragraph 2.28 states that local planning 
authorities should: 

• Assess the need for development; 

• Identify the appropriate scale of development; 

• Apply the sequential approach to site selection; 

• Assess the impact of development on existing centres; and 

• Ensure that locations are accessible. 

2.7 In assessing the need for development, paragraphs 2.32 to 2.40 advise that 
this should be carried as part of the plan preparation and review process, and 
should be updated regularly. Whilst PPS6 emphasises the importance of 
evidence provided by objective quantitative considerations, it also stresses 
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that local planning authorities should take full account of both quantitative and 
qualitative considerations. 

Quantitative Need 

2.8 In assessing quantitative need for additional development when preparing its 
Development Plan Documents, Paragraph 2.34 states that the local planning 
authority should assess the likely future demand for additional retail and 
leisure floorspace, having regard to a realistic assessment of: 

• Existing and forecast population levels; 

• Forecast expenditure for specific classes of goods to be sold within the 
broad categories of comparison and convenience goods; and 

• Forecast improvements in productivity in the use of floorspace.  

2.9 It is highlighted that quantitative assessments should provide sufficient 
information on which to base strategic choices about where growth should be 
accommodated and how it can be used effectively to strengthen or regenerate 
existing centres and to address deficiencies in the existing network of centres. 

Qualitative Need 

2.10 In relation to assessing qualitative aspects of need, PPS6 emphasises that 
local authorities should aim to provide for consumer choice by ensuring that: 

• An appropriate distribution of locations is achieved, subject to the key 
objective of promoting the vitality and viability of town centres and the 
application of the sequential approach, to improve accessibility for the 
whole community; and 

• Provision should be made for a range of sites for shopping, leisure and 
local services, which allows genuine choice to meet the needs of the 
whole community. 

2.11 In paragraph 2.36 PPS6 advises that other considerations may also be taken 
into account in assessing qualitative need, such as the degree to which shops 
may be overtrading.  
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Vitality and Viability 

2.12 In assessing the vitality and viability of town centres and undertaking town 
centre health checks, PPS 6 advises local authorities to collect information on 
a range of key indicators including: 

• Diversity of town centre uses by number, type and amount of 
floorspace; 

• The potential capacity for growth or change of centres in the network; 

• Retailer representation; 

• Shopping rents and commercial yields; 

• Vacancies; 

• Pedestrian flows; 

• Accessibility; 

• Customer and residents’ views and behaviour; 

• Perception of safety and the occurrence of crime; 

• State of the town centre environmental quality. 

REGIONAL POLICY 

Draft South East Plan 

2.13 Section D8 of the Draft South East Plan (Part 1) sets out regional town centre 
policies.  The strategy aims to distribute growth to middle and lower order 
centres supporting a balanced network of centres not overly dominated by the 
largest centres.  The Plan identifies the strategic network of town centres 
which are to be the focus for large scale retail development (proposals of 
10,000 sqm gross and over).  Fleet and other centres in Hart are not identified 
as strategic centres, whilst in the vicinity of Hart, the Draft Plan designates 
Basingstoke, Reading and Guildford as Primary Regional Centres and 
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Aldershot, Bracknell, Camberley, Fareham and Farnborough as Secondary 
Regional Centres. 

2.14 The South East Plan places significant emphasis on focusing new retail 
development in existing town centres and edge-of-centre locations.  It also 
stresses the need for local authorities to encourage diversity and to promote 
the individuality of retail centres.   

2.15 The Draft South East Plan establishes strategic priorities for the Western 
Corridor and Blackwater Valley area.  These aim to focus new development 
on the hubs of Reading, Basingstoke and Slough as well as sustaining and 
enhancing the smaller and medium sized centres. 

2.16 The Town Centres Futures Study6 provided a technical input to the retail 
policies of the Draft South East Plan. Published in 2004, the study 
recommended that around £20 billion residual expenditure for new 
comparison floorspace should be used for planning purposes at a regional 
level over the period to 2026.  This equates to a floorspace capacity of 
approximately 4 million sqm which is equivalent to doubling the existing stock 
of floorspace in the leading 50 town centres by 2026.  However, it notes that, 
for the rest of this decade (up to 2010), there is no significant forecast 
capacity (in the 50 main centres) when the current proposals in the South 
East are taken into consideration. 

2.17 Whilst focusing new retail development within existing centres and in edge-of-
town locations, the Draft South East Plan also highlights the need for plans to 
take a holistic approach to town centre policies.  This requires local authorities 
to consider the complementary role of employment, leisure and local services 
provision in creating vibrant and viable town centres.   

Sub-Regional Strategy 

2.18 In March 2006, SEERA issued to GOSE the draft sub-regional strategy for the 
Western Corridor and Blackwater Valley sub-region which forms an integral 
part of the draft South East Plan.  Paragraph 2.41 highlights the Assembly’s 
preferred approach of pursuing a multi-centred strategy and recommends that 
development during the plan period will be to consolidate growth in and 
around the main centres and to strengthen public transport links which link 

                                            
6 DTZ Pieda Consulting for SEERA (November 2004). 
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them.  For the Blackwater Valley area, the strategy emphasises the need for 
the constituent local authorities to plan in an integrated way focusing on 
improvements to the quality of the built environment and transport network. 

2.19 The draft sub-regional strategy was partly based on the sub-regional study 
issued in May 2004 by the Blackwater Valley Sub-Regional Study Area 
Group.   This study highlighted that the Blackwater Valley contains a number 
of small and medium sized towns which are clearly distinguished as separate 
settlements (of which Fleet is recognised as one of the main centres).   
Without a single dominant town centre, the structure of relatively small 
settlements within the sub-region encourages residents to meet their 
employment, leisure and retail needs outside the Blackwater Valley area.  
Moreover, it states that: 

‘There is…concern that the five main towns are stagnating and that attracting 
major new investment into enhancing town centres is proving increasingly 
difficult, partly because of the improvements achieved at higher order centres 
such as Reading and Basingstoke, but also because the centres are 
perceived to be in competition with each other.  The sub-regional study 
suggested that a longer term strategy should consider the potential for 
promoting a dominant centre which could provide a greater range of facilities 
and create a more sustainable heart to the valley area…The sub-regional 
study suggested exploring the scope for developing Aldershot / Farnborough 
for higher order functions’. 

2.20 Recognising that Fleet town centre had experienced a renaissance in recent 
years the Sub-Regional Area Group highlighted the need to assess whether 
or not it is feasible and/or desirable to change the role of any of the five town 
centres to any significant degree over the next 20 years or so.  Moreover, it 
suggested that positive policies should be adopted to promote complementary 
roles for each of the town centres, building on their respective strengths and 
characters. 

Regional Planning Guidance 

2.21 Whilst the South East Plan will replace existing Regional Planning Guidance, 
it is important to give consideration to established policies as set out in RPG9 
(March 2001).   

2.22 A key principle of RPG9 is to facilitate urban renaissance through 
concentrating development in existing urban areas and to improve the quality 
of life within these areas.  Consequently, Policy Q5 establishes that the 
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existing network of larger town centres should be the focus for major retail, 
leisure and office developments.  The RPG requires local authorities to 
assess the need for retail development in their areas and to develop policies 
aimed at improving the vitality and viability of town and district centres.  Policy 
Q5 also requires local authorities to apply the sequential approach (as set out 
in PPG6) to identify sites for retail, leisure and office development. 

2.23 Policy Q5 encourages local authorities to develop positive management 
strategies to secure the vitality of local and neighbourhood centres.  In 
developing such strategies, the RPG indicates that local authorities should 
take into account factors such as the forecast growth in retail expenditure, the 
scope for regeneration and improvement, and the capacity for absorbing 
additional expenditure within existing floorspace.   

LOCAL POLICY 

2.24 Policies URB8, URB9 and URB10 are the main town centre policies in the 
adopted Hart Local Plan.   

2.25 Policy URB8 takes a positive approach to encouraging new investment in 
retail facilities in town and village centres on the premise that the range and/or 
quality of provision will be improved. It states that: 

‘Retail development will be permitted in the town and village centres of Fleet, 
Yateley, Hook, Odiham and Hartley Wintney (as defined on the relevant inset 
maps), if it will sustain and/or enhance the range and quality of shopping 
provision and the vitality and viability of the centre, maintain or improve the 
amenity, environment and character of the centre and be readily accessible 
by means of transport other than the private car.’ 

2.26 Whilst the provision of banks, building societies and other service activities is 
considered to form an important element of the town centre offer, the Local 
Plan indicates that these should be prevented from crowding-out core retail 
uses.     

2.27 Policy URB9 promotes the provision of appropriate day-to-day, ‘top-up’ 
facilities in local centres. It states that: 

‘The provision or improvement of local shops to serve the day-to-day needs of 
local residents and workers will be permitted, subject to other policies of this 
plan, where they are satisfactory in their siting and design, readily accessible 
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to local people by means of transport other than the private car and would 
result in no material harm to residential amenity.’ 

2.28 Policy URB10 states that large scale retail development (over 2,500 sqm) 
should be concentrated in the defined town centres, district shopping centres 
and local centres.  Large scale development outside these areas is not 
encouraged and any proposals are to be subject to an assessment of need 
and the sequential test. Policy URB10 states that: 

‘Proposals for large scale retail development (over 2,500 sqm) outside the 
defined town centres, district shopping centres and local centres will not be 
permitted unless there is an identified need for additional shopping provision 
which cannot be met in the commercial centre, in which case the sequential 
approach to site selection will be adopted. This means that town centre sites 
are the first preference for the location of large-scale retail units, followed by 
edge of centre sites, followed by district or local centres (serving residential 
areas). Only as a last resort will an out of centre site be considered. All sites 
must additionally satisfy the following criteria: 

(i) The proposal is capable of serving the area without adversely affecting 
the character, vitality and viability of nearby centres, either as a result 
of the individual proposal or of the cumulative impact of several such 
proposals or developments; and 

(ii) The proposal would not cause a local shortage of land for business, 
industrial, distribution or other uses; and 

(iii) The site is easily accessible by public transport, walking and cycling.’ 

2.29 The principles behind existing local plan policies remain relevant and 
important as a starting point to the development of LDF policies.  However, 
LDF policies may require particular consideration to be given specifically to 
the future role of Fleet town centre. 
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3. RETAIL HIERARCHY AND AUDIT OF CENTRES 

INTRODUCTION 

3.1 This section provides a review of the existing retail and shopping hierarchy in 
Hart District.  It provides a quantitative review of the existing provision of 
convenience and comparison retail units and floorspace in Hart and each of 
the District’s four main centres: 

• Fleet town centre; 

• Blackwater town centre; 

• Yateley town centre; 

• Hook village centre. 

3.2 The purpose of this analysis is to assess the role of each centre within the 
District’s hierarchy and to evaluate the strength of each centre in terms of 
retailer representation, diversity of provision, choice and use class profile.   

3.3 The data presented in this section has been derived from a variety of sources 
including the Centre Reports for Fleet produced by Experian Goad (early 
2005) and from empirical site appraisals undertaken by the consultant in 
November 2005.  Unit and retailer data for the three centres (other than Fleet) 
have been derived from site surveys whilst floorspace estimates have been 
calculated by measuring the footprints of buildings using O.S. base data and 
GIS software. 

3.4 In accordance with the study brief, this assessment does not make an 
allowance for existing retail floorspace in centres other than those identified 
above.  However, the forecasts of future expenditure and estimates of 
capacity for additional floorspace (as set out in Section 5) relate to the whole 
District. 
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OVERVIEW 

3.5 Fleet is the main town centre in Hart District with Hook, Yateley and 
Blackwater each serving local catchment areas.  According to the 
Management Horizons Shopping Index (MHE), which provides a ranking of 
the top 1,672 shopping destinations in the UK, Fleet ranked 48th in the South 
East (from a total 286) in 2004. The other centres in Hart are not ranked. 

3.6 It is important to emphasise that Hart is situated within the wider catchment of 
a number of regional and sub-regional centres.  Indeed, the centres of 
Basingstoke, Farnborough, Bracknell, Guildford and Reading are all within a 
15 mile radius of Fleet.   Other significant centres easily accessible to 
residents of the District include Aldershot, Farnham and Camberley.  
Consequently, the existing choice of shopping facilities for Hart residents is 
extensive, particularly for comparison goods. It must be recognised, however, 
that many of these shopping facilities are located outside Hart, with relatively 
limited provision within the District itself. 

3.7 Whilst the availability of major shopping facilities within the wider sub-region 
provides an important context to the planning of retail provision in Hart, it is 
necessary to consider the potential scope for expanding and/or diversifying 
the role of the District’s four centres.  In accordance with PPS6 and the Draft 
South East Plan, current policy focuses on the importance of maintaining, 
improving and renewing medium and lower order centres.  This priority 
reflects part of the drive to regenerate town centres (in the wake of major 
growth in out-of-town shopping centres), encourage urban renaissance and to 
facilitate more sustainable shopping patterns amongst local communities.   

Profile of Retail Provision in Hart 

3.8 In the District as a whole Hart has a total of 371 retail units which together 
occupy 72,958 sqm of gross floorspace (62,014 sqm Net)7.  Convenience 
floorspace accounts for approximately 18,300 sqm gross (37 units) and 
comparison floorspace occupies approximately 26,400 sqm gross in 150 
units.  Table 3.1 shows that together convenience and comparison shops 
account for around 61% of all town centre floorspace (including services, 
vacancies and other floorspace).    

                                            
7  Gross to net ratio assumed at an average of 85%.  Units and floorspace data for Fleet provided by Experian Goad (early 
2005).  Data for other centres provided by the Consultant (November 2005).  Includes three out of town centre / edge of town 
centre stores which collectively account for 6,352 sqm (gross) / 5,400 sqm (net).  
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3.9 On average convenience units occupy around 495 sqm (gross), whilst 
comparison units occupy about 175 sqm (gross).  Appendix A provides a 
comprehensive profile of units within each centre by goods type8.   

3.10 Services represent a significant share of the retail offer in the District (over 
37%) occupying 130 units with a total of 20,964 sqm gross floorspace. Other 
types of floorspace account for 7.6% of total floorspace comprising 4,300 sqm 
gross in 28 units.   

Table 3.1 - Profile of Retail Provision in Hart District 2005 
Total Floorspace 

Summary 
Groupings 

No. 
Units % of Units 

Gross   
(sqm) 

Net      
(sq.m) 

% 
Floorspace 

Convenience 37 10.0 18,321 15,572 25.1 
Comparison 150 40.5 26,384 22,427 36.2 
Services9 130 25.0 20,964 17,819 28.7 
 Vacant 28 7.5 2,981 2,534 4.1 
Other10 26 7.0 4,308 3,662 5.9 
Total 369 100% 72,958 62,014 100% 

     Source:  Consultant.  Table includes three out of town centre / edge of town centre stores (Morrison’s – Fleet; Waitrose – 
Yateley; Tesco – Hook) which collectively amount to 6,354 sqm (gross) 5,400 sqm (net). 

3.11 At the time of the site survey in November 2005 there were 28 vacant units in 
the District which together occupy around 3,000 sqm of gross floorspace (4% 
of the total). This District-wide vacancy rate is relatively low compared with the 
Great Britain average of 10.1% (according to Experian GOAD). However, the 
level of vacancies varies significantly across the centres as shown in Table 
3.2.  

                                            
8 Excludes three out-of-town centre / edge of town centre stores in Fleet, Yateley and Hook.  
9 Services includes: Restaurants & Cafes (A3 Use) (Sandwich Bar A1); Drinking Establishments (A4 Use); Hot Food Takeaway 
(A5 Use); Internet Café (A1); Hairdressing, beauty & health; Bookmakers (A2); Launderette /Dry cleaners (S/G); Travel Agents 
(A1); Banks & Financial Services (A2); Money Transfer; Estate Agents (A2); Employment Agencies (A2). 
10 Other refers to units for which the category is unknown.  
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Table 3.2 – Profile of Retail Provision in Hart District 2005 (Gross Sqm) 

 Fleet Blackwater Yateley Hook 

Gross Total 
Floorspace (m²)  43,050 7,466 12,733 9,707 

 Fleet Blackwater Yateley Hook 
Convenience  
Floorspace (m²) 9,130 2,853 3,790 2,548 
% Town Centre Total 
(Gross) 21.2% 38.2% 29.8% 26.2% 
Comparison 
Floorspace  (m²) 20,070 1,957 3,500 857 
% Town Centre Total 
(Gross) 46.7% 26.2% 27.5% 8.8% 
Service Floorspace 
(m²) 10,410 1,794 4,423 4,337 
% Town Centre Total 
(Gross) 24.2% 24.0% 34.7% 44.7% 
Other Floorspace  
(m²) 560 761 1,020 1,967 
% Town Centre 
Total(Gross) 1.3% 10.2% 8.0% 20.3% 
Vacant  Floorspace 
(m²) 2,880 101 0 0 

% Total (Gross) 6.6% 1.4% 0 0 

Source: Consultant / Experian Goad (2005).  .  Table includes three out of town centre / edge of town centre stores (Morrison’s 
– Fleet; Waitrose – Yateley; Tesco – Hook) which collectively amount to 6,354 sqm (gross) 5,400 sqm (net). 

 

 

3.12 As the District’s main retail centre, Fleet urban area accounts for the majority 
of the existing retail offer in Hart.   In total Fleet accommodates around 43,000 
sqm of gross retail floorspace (including 3,000 sqm provided at the Morrison’s 
store on the edge of the town centre).  The next largest centre being Yateley 
with approximately 12,733 sqm of total floorspace (Table 3.2).  

3.13 Table 3.2 shows that in Fleet comparison floorspace accounts for about 47% 
of total space in the urban area which is a significantly higher proportion 
relative to the smaller centres.  This reflects the dominant role of Fleet as the 
main retail centre in the District.  The other centres play an important local 
convenience role with only a limited offer in terms of comparison shops.  Hook 
is different from the other centres in Hart given that it provides a significantly 
greater proportion of service and other forms of non-retail facilities with very 
little comparison floorspace.  This reflects the area’s employment role and 
strategic location relative to junction 5 of the M3. 
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3.14 The majority of the District’s vacant floorspace is concentrated in Fleet as 
would be expected given the relative size of the town centre compared to the 
other three centres. However, the level of vacant floorspace within Fleet is 
considered to be limited, when compared to neighbouring centres outside the 
District. Overall, Fleet (including the Morrison’s store) has a vacancy rate of 
6.6% which remains below the national average.  Further details of these 
vacant units are provided in Section 4 of this report. 

3.15 It is important to note that the District’s smaller centres display very low rates 
of vacancy.  Indeed, in November 2005 no vacant units were apparent in 
either Yateley or Hook with only a small amount of vacant floorspace being 
evident in Blackwater.  Despite the limited size of these towns this indicates 
that occupier demand is relatively high and that they are viable centres.  It 
may also suggest that there are limited development opportunities to increase 
the supply of floorspace in these centres and that existing shops may be over-
trading. 

3.16 Table 3.3 summarises the profile of the four urban areas in terms of retail 
units. Fleet accounts for around 60% of all retail units in the District and is 
characterised by a smaller proportion of convenience stores compared to the 
other centres.  This reflects the strategic role of Fleet for comparison 
shopping, with only 17 convenience units representing 7% of the total. 

Table 3.3 – Summary of Number of Units by Category  

Site Name Total 
% 

Convenience 
%     

Comparison 
%      

Service 
%        

Vacant 
%         

Other 
Fleet 219 7 48 31 12 2 
Blackwater 38 11 34 40 5 10 
Yateley 70 14 33 43 0 10 
Hook 44 11 23 41 0 22 
Total 371 10 41 35 7 7 
Source: Consultant / Experian Goad (2005) 

 
3.17 It can be seen from Table 3.3 that Fleet has a higher proportion of vacant 

units (12%) than it does vacant floorspace (6.6%).  This indicates that the 
majority of vacancies in the centre are in smaller units which may be less 
viable as compared with larger units. 
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RETAIL DIVERSITY IN HART CENTRES 

3.18 The following provides a review of the retail offer in each of the defined town 
centres.  It is important to highlight that the data presented below and in 
Appendix A excludes three convenience stores located outside the town 
centres (amounting to a total of 6,354 sqm gross / 5,400 sqm net).  For 
completeness, this important element of provision is included in the overview 
analysis provided above.  It is also included in the capacity analysis presented 
in Section 5 of this report. 

District Overview 

Types of Goods and Services 

3.19 To assess the diversity of the retail offer in each of the four centres the goods 
and services categorisation types adopted by Experian Goad for Fleet have 
been applied by the Consultant to the three smaller centres11.  This system of 
classification disaggregates convenience, comparison and services provision 
into 42 detailed categories.  

3.20 Table 3.4 provides a profile of the District as a whole by number of units and 
retail floorspace for each of the detailed categories.  Appendix A(i) provides 
similar tables for each of the four centres12.  These tables also compare the 
town centre profiles to the national average, which provides a useful 
benchmark.   

3.21 It is evident from Table 3.4 that, within the convenience category, the 
provision is dominated by convenience stores and groceries and frozen foods 
and there are only a limited number of traditional shops such as butchers, 
bakers and fishmongers.  Overall the district has a limited amount of 
convenience floorspace with no significant offer in terms of medium or large 
sized stores.   

3.22 In terms of comparison shopping there is a reasonable spread of shop types 
with a good representation of clothing, small DIY, chemists and other town 
centre shops.  

                                            
11 See Appendix A for further details. 
12 Appendix A(i) excludes three convenience stores located outside town centre / edge of town centre. 
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Table 3.4 – Hart: Diversity of Town Centres Uses, Summary by Retail Types 
Category Typology Code No. of premises % Floorspace (sq.m) % 
Convenience (A1)      
CTN & Convenience Store 1 15 4.1% 5870 8.8% 
Groceries & Frozen Food 2 7 1.9% 4830 7.3% 
Baker 3 3 0.8% 370 0.6% 
Butcher 4 3 0.8% 216 0.3% 
Greengrocers 5 1 0.3% 90 0.1% 
Fishmongers 6 0 0.0% 0 0.0% 

Off Licence 7 5 1.4% 591 0.9% 

Total Convenience  34 9.2% 11,967 18.0% 

Comparison (A1)      
Footwear & Repairs 8 7 1.9% 652 1.0% 
Clothing 9 19 5.2% 3307 5.0% 
Furniture, carpets & textiles 10 8 2.2% 1764 2.6% 
Books, arts/crafts, stationers/copy, photo 11 15 4.1% 2172 3.3% 
Electrical, home ents, phones, video 12 14 3.8% 1313 2.0% 
DIY, hardware & household goods 13 13 3.5% 4279 6.4% 
Gifts, china, glass, leather goods 14 3 0.8% 944 1.4% 
Cars, motorcycles, & accessories 15 14 3.8% 3718 5.6% 
Chemists, toiletries & opticians 16 16 4.3% 2437 3.7% 
Variety, department & catalogue 17 2 0.5% 1950 2.9% 
Florists & garden 18 5 1.4% 367 0.6% 
Sports, toys, cycles & hobbies 19 6 1.6% 840 1.3% 
Jewellers, clocks & repairs 20 6 1.6% 447 0.7% 
Charity shops 21 11 3.0% 1155 1.7% 

Other Comparison 22 11 3.0% 1039 1.6% 

Total Comparison  150 40.8% 26,384 39.6% 

Service      
Restaurants & Cafes (A3) (Sandwich Bar A1) 25 32 8.7% 5326 8.0% 
Drinking Establishments (A4 Use) 26 6 1.6% 2543 3.8% 
Hot Food Takeaway (A5 Use) 27 13 3.5% 1814 2.7% 
Internet Café (A1) 28 0 0.0% 0 0.0% 
Hairdressing, beauty & health 29 31 8.4% 4903 7.4% 
Bookmakers (A2) 30 3 0.8% 242 0.4% 
Launderette /Dry cleaners (S/G)  31 6 1.6% 496 0.7% 
Travel Agents (A1) 32 6 1.6% 722 1.1% 
Banks & Financial Services (A2) 33 12 3.3% 2609 3.9% 
Money Transfer 34 0 0.0% 0 0.0% 
Estate Agents (A2) 35 21 5.7% 2309 3.5% 

Employment Agencies (A2) 36 0 0.0% 0 0.0% 

Total Service  130 35.3% 20,963 31.5% 

Post Office (A1) 37 0 0.0% 0 0.0% 
Taxi Office (S/G) 38 0 0.0% 0 0.0% 
Voluntary Sector Office/venue (B1) 39 0 0.0% 0 0.0% 
Other 40 26 7.1% 4308 6.5% 
Vacant 41 28 7.6% 2981 4.5% 

Derelict 42 0 0.0% 0 0.0% 

Total Non Retail  54 14.7% 7,289 10.9% 

Total  368 100.0% 66,604 100.0% 
Source: Consultant Survey (December 2005); Experian Goad (Fleet Town Centre Report, January 2005).  See Appendix A for individual centre profiles. 
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Use Class 

3.23 Table 3.5 provides a review of the District’s town centre uses by use class.  
Appendix A(ii) provides the use class profile separately for each centre. 

3.24 It can be seen from Table 3.5 that A1 shops account for the majority of uses 
in the centres in terms of both the number of units and floorspace occupied.  
Whilst the proportion of uses occupied by financial and professional services 
is significant, the overall proportion of business uses in the District’s centres is 
fairly limited (A2 and B1).  In particular, B1 uses represent only 2.4% of total 
units and 3.1% of total floorspace.  In enhancing the vitality and viability of the 
District’s town centres it will be important for LDF policies to consider the 
scope for increasing the amount and type of non-retail space as well as core 
A1 activities.  Enhancing the potential role of the centres for employment 
should also be given specific consideration. 

Table 3.5 – Hart: Summary by Use Class 

Use Class No. of Units % of Units 
Total 

Floorspace (m²) 
% 

Floorspace
A1 (Shops) 217 59.0 42,169 63.3 
A2 (Financial and Professional Services) 37 10.1 5,217 7.8 
A3 (Restaurants & Cafes) 32 8.7 5,326 8.0 
A4 (Drinking Establishments) 6 1.6 2,543 3.8 
A5 (Hot food Take Away) 13 3.5 1,814 2.7 
B1 (Business) 9 2.4 2,059 3.1 
B8 (Storage or Distribution) 0 0.0 0 0.0 
C2 (Residential Institutions) 0 0.0 0 0.0 
C3 (Dwelling houses) 1 0.3 53 0.1 
D1 (Non-Residential Institutions) 10 2.7 1,887 2.8 
Sui Generis 10 2.7 1,996 3.0 
Unknown 33 9.0 3,541 5.3 
Total 368 100 66,604 100 
Source: Consultant (December 2005); Experian Goad (Fleet Town Centre survey, January 2005) 

 

Retailer Mix 

3.25 An important factor in assessing the diversity of activity in town centres relates 
to the representation of national and local retailers.  Whilst it is essential to a 
healthy town centre that there is a good presence of multiple operators, a 
strongly viable and diverse centre can also function well with a significant 
proportion of good quality independent outlets.   
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Table 3.6 – Profile of Retail Units in Hart Centres by Retailer Type 
  
  Fleet Blackwater Yateley Hook Total 

Convenience (N)      
Multiples 11 3 5 3 22 
Independent  5 1 4 2 12 
Total 16 4 9 5 34 
Comparison (N)      
Multiples 48 2 3 2 55 
Independent  56 11 20 8 95 
Total 104 13 23 10 150 
Service (N)      
Multiples 30 3 8 2 43 
Independent  37 12 22 16 87 
Total 67 15 30 18 130 
Other (N)      
Multiples 1 - 1 3 5 
Independent  30 6 6 7 49 
Total 31 6 7 10 54 

Total All Categories 218 38 69 43 368 

Source: Consultant Survey (December 2005) and Goad Experian Data for Fleet (2005). 

Note: Other includes Vacant. 

Table 3.7 – Profile of Retail Floorspace in Hart Centres by Retailer Type    
  
  Fleet Blackwater Yateley Hook Total 

Convenience (sqm) 5,211 2,425 1,971 565 10,172 

Multiples 4,658 2,372 1,556 461 9,046 

Independent  553 53 415 105 1,125 
 
Comparison (sqm) 17,060 1,664 2,975 728 22,427 

Other Multiples 9,478 619 195 136 10,428 

Independent  7,582 1,045 2,780 593 11,999 

Services (sqm) 8,849 1,525 3,759 3,686 17,819 

Other Multiples 5,372 286 1,121 161 6,940 

Independent  3,477 1,238 2,639 3,525 10,879 
 
Others (sqm) 476 0 867 1,672 3,016 

Multiples 77 0 343 729 1,149 

Independent  400 0 524 943 1,867 
 
Total (sqm) 31,595 5,614 9,572 6,652 53,433 

Multiples 19,584 3,278 3,215 1,487 27,563 
 
Independent  
  

12,011 2,336 6,358 5,165 25,870 

Source: Consultant Survey (December 2005) and Goad Experian Data for Fleet (2005). 
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Centre Profiles 

3.26 Figures 3.1 to 3.4 illustrate the profile of each centre relative to the national 
average for each of the main goods and services categories.  The tables in 
Appendix A(i) and A(ii) provide the detailed profiles of each centre by type of 
goods / services and use class. 

Fleet 

3.27 As Hart’s main retail centre Figure 3.2 shows that Fleet provides the main 
offer for comparison goods in the District.  In proportional terms the offer is 
similar to, but slightly lower than, the national average which is also the case 
for convenience shopping.  Together this demonstrates that Fleet has the 
potential to increase its share of total comparison and convenience 
floorspace, particularly if the centre is to perform a stronger role in the sub-
regional retail hierarchy.    

3.28 Appendix A(i) shows that in terms of detailed categories, Fleet13 is under-
represented as compared with the national average in its share of clothing 
stores but is over-represented in DIY and related floorspace.  This reflects the 
centre’s role in serving a local comparison catchment population with a 
relatively limited role in providing higher value goods stores for which people 
will typically be prepared to travel longer distances. 

Blackwater 

3.29 Blackwater plays a strong role as a local convenience centre as compared 
with the other centres in Hart and the national average.  Conversely it has a 
limited offer in terms of comparison shopping and the provision of local 
services floorspace.   The centre’s convenience offer is dominated by small, 
top-up food stores, whilst its comparison offer comprises a range of small 
local shops which meet everyday needs as well as a number of specialist 
outlets.  

                                            
13 Appendix A(i) excludes the Morrison’s Store in Elvetham Heath on the edge of the urban area of 
Fleet (i.e. not located within the town centre). 
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Yateley 

3.30 Yateley is relatively strong in terms of its role as a local convenience centre. A 
significant proportion of its comparison offer is accounted for by goods relating 
to cars, motorcycles and accessories.  The majority of floorspace in the centre 
accommodates service activities, particularly pubs, food takeaways and small 
banks / estate agents.  The retail profile of Yateley reflects the neighbourhood 
role of the centre which primarily serves the town’s immediate population. 

Hook 

3.31 Similar to Blackwater and Yateley, Hook performs a solid convenience role.  
However, it differs from the other centres in that it displays a relatively high 
proportion of service and other non-retail floorspace.  It also is characterised 
by a low representation of comparison floorspace (see Figures 3.3 and 3.4).  
As shown in Appendix A(i), the majority of services floorspace is accounted 
for by restaurants/cafes, pubs and hairdressers / beauty salons.    

Figure 3.1 – Convenience Share of Total Floorspace – Hart Centres and Great 
Britain 2005  
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Figure 3.2 – Comparison Share of Total Floorspace – Hart Centres and Great 
Britain 2005 
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Figure 3.3 – Services Share of Total Floorspace – Hart Centres and Great 

Britain 2005 
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Figure 3.4 – Non Retail Share of Total Floorspace – Hart Centres and Great 
Britain 
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4. QUALITATIVE ASSESSMENT OF THE RETAIL OFFER 

INTRODUCTION  

4.1 This section presents the findings of empirical health check assessments 
undertaken for each of the three town centres (Fleet, Yateley and Blackwater) 
and the one village centre (Hook) identified for consideration in this study.  It 
provides a summary of the qualitative assessment of need (covering 
accessibility, environmental quality and opportunities for change) in 
accordance with the requirements of PPS6.  Consideration is also given to 
sites within the centres which offer potential for change and/or new 
development.  These assessments are based on physical site appraisals 
conducted in November 2005.  The appraisal guidance form is provided in 
Appendix B of this report.    

4.2 In addition to reporting the findings of the empirical health check of the four 
centres this section also sets out the main qualitative findings of the local 
household survey.  This provides an empirical base for assessing the views of 
residents in Hart and neighbouring communities regarding the quality of the 
retail offer in the District. 

CENTRE HEALTH CHECKS 

Fleet Town Centre 

4.3 Fleet town centre is the largest retail centre included in the study.  As 
indicated in section 3 Fleet includes a good mix of uses and a range of 
retailers are represented.  There are few vacancies at ground or upper floor 
level, indicating that the centre is functioning well and is relatively prosperous.  
The predominant upper-floor usage is residential, although there are several 
upper-floor premises in office or retail use. 
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Accessibility 

4.4 Fleet town centre is highly accessible by car.  There are several pay-and-
display car parks situated throughout the town centre, and there are a limited 
number of short-stay spaces (free for 30 minutes).  Additionally, routes into 
the town centre are good and the centre is favourably positioned in terms of 
the local catchment resident population. 

4.5 Pedestrian routes into and around the centre are also good, with many 
surrounding streets and alleyways well connected to the main shopping 
street.  Pedestrian flows within the centre are strong, leading to a vibrant 
shopping centre. 

4.6 Compared with many town centres in the South East, Fleet is poorly located 
in relation to the railway station, which is approximately twenty minutes walk 
away.  Only one bus stop is located within the centre, and the frequent bus 
service appears to be under-utilised. 

Environmental Quality 

4.7 The quality of the public realm in Fleet is generally good and few problems 
exist, particularly as recent improvements have been made, for instance to 
the pedestrian surface and street lighting.  However, there are specific areas, 
such as Reading Road South, where the environmental quality is less good.   

4.8 The town centre has benefited recently from the planting of a substantial 
number of trees and is well provided for in terms of litter bins, public seating 
and telephone boxes.  Formal cycle parking facilities are available at either 
end of the shopping centre.  Levels of graffiti and vandalism appear to be low 
in the centre.   

4.9 The layout of the town centre does not provide substantial barriers to 
movement and pedestrian crossings are provided, including at both the 
entrances to Hart Shopping Centre.  It should be noted, however, that, unlike 
the larger centres that it competes with, such as Basingstoke, the main 
shopping street is not pedestrianised. Parking bays are set back from the 
carriageway, reducing congestion along the road, and parking on kerbs.  
Additionally, wheelchair access is well provided for, with dropped kerbs and 
few obstructions along the pedestrian surface. 



Hart Retail Capacity Assessment 

Retail Study.doc  4-3

4.10 Buildings along Fleet Road are generally in a good state of repair.  However, 
there are a few exceptions, such as the former electricity show room (number 
200) and a few buildings in roads adjoining Fleet Road, such as the ‘Carousel’ 
building on Church Street. 

4.11 The town centre provides a safe environment as a result of adequate lighting, 
CCTV coverage and pedestrian footfall.  

Opportunities for Change 

Reading Road South 

4.12 Situated at the southern end of the town centre, Reading Road South 
presents an opportunity for redevelopment or change of use.  At present, 
there is a cluster of two-storey vacant premises located on the road.  These 
units are of poor quality and currently are off the main retail pitch.   

Church Road Car Park 

4.13 Church Road Car Park, which is Council-owned is located centrally in Fleet 
town centre and may present a future opportunity for new development, 
particularly if parking provision in the centre can be consolidated. 

Town Centre Employment Premises 

4.14 There is a new development along Branksomewood Road, which includes two 
storeys of office space above retail units.  Whilst there are no apparent 
development opportunities in the vicinity of the scheme, it provides a useful 
example of good quality office development in the town centre, which is 
attractive to modern occupiers.  There is a general lack of good quality 
employment premises in Fleet town centre which tends to detract from the 
vitality and vibrancy of the town centre.   

Yateley Town Centre 

4.15 Focused along Reading Road, Yateley town centre is fairly linear in form.  
Consequently, the centre is made up of several small retail centres, which 
coalesce in places and are sometimes fragmented and separated by 
residential and business areas.  Despite this the centre appears to be 
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prosperous with no ground floor vacancies.  Where upper floors are in 
existence, residential is the predominant use. 

Accessibility 

4.16 Accessibility to Yateley town centre is adequate by car and poor by train.  The 
centre is located along the B3772 (Reading Road) and is approximately 2-
3km from the A30.  However, there is no railway station in the centre, and the 
nearest stations (Blackwater and Sandhurst) are located approximately 4km 
away.   

4.17 There are several pedestrian routes leading into the centre and the Reading 
Road.  However, due to the fragmented nature of the centre, pedestrian flows 
between the smaller retail centres are weak.  Also, car parking is mostly 
available close to or within each smaller retail centre, although parking in 
some of the areas appears to be deficient relative to demand, such as at 
Harpton Parade.  One large car park is located towards the centre, where the 
shops are most densely concentrated.   

4.18 Bus provision is generally good, with several good quality bus shelters 
dispersed throughout the centre.  However, use of local bus services appears 
limited which may well be a consequence of the high levels of car ownership 
in the area.  Wheelchair access is good, with dropped kerbs along the 
pavement and disabled car parking spaces are located frequently. 

Environmental Quality 

4.19 The overall quality of the public realm in Yateley is good, although the 
fragmented nature of the centre means that the standard varies.  The 
condition of the carriageway and pedestrian surface is consistently good (it is 
not pedestrianised). However, whilst some areas are well-equipped with 
seats, planters, amenity areas and litter bins (particularly to the eastern end of 
Reading Road) other areas are less well provided for. 

4.20 The public facilities within the centre, such as public telephones and bus 
shelters, are in a good condition, although there are no public toilets.  Both 
formal (at The Parade) and informal cycle parking facilities are available within 
the centre. 
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4.21 Pedestrian areas are generally kept clear from obstructions, although the 
western end of the centre tends to be more cluttered with parked vehicles. 

4.22 Despite varying across the centre, the condition of buildings is generally good.  
However, some of the smaller clusters of shops, such as The Parade, would 
benefit from repairs and minor improvements. 

4.23 Security provision is mostly good, particularly along the Reading Road, as a 
result of CCTV coverage and being a busy vehicular through route.  However, 
the main car park behind the central cluster of shops lacks any significant 
form of natural surveillance. 

Opportunities for Change 

Plough Road / Reading Road Car Park 

4.24 The Plough Road / Reading Road car park is located behind the main cluster 
of retail premises. There are also some garages situated at the rear of the 
site.  Although this area is mostly in use as a car park, it is poorly organised 
and run down.  Therefore, it offers a potential development opportunity if a 
solution could be found to rationalise or relocate the car park.    

Tindall Close 

4.25 Tindall Close currently has a small number of retail premises, which are 
functioning well, and do not have a detrimental impact on the surrounding 
areas of the centre and the conservation area.  However, there may be 
potential for future redevelopment of the retail premises in order to enhance 
the quality of units and raise the standard of urban design. 

Blackwater town centre 

4.26 Blackwater town centre is fairly compact and contains a mix of retail uses, 
with premises largely of an indistinguishable quality.  There are several new 
developments located within the centre, including a large housing 
development and a supermarket.  The main shopping parade, situated along 
the north side of London Road, consists of piecemeal developments, some of 
which are rather dated.  The parade is functional in nature but lacks design 
quality.  The majority of retail premises have two-storeys above in residential 
use.  These premises have few vacancies at street or upper floor level. 
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Accessibility 

4.27 Blackwater town centre is highly accessible by car.  It is situated along the 
A30, approximately 2km from Junction 4 of the M3.  There is a substantial 
amount of car parking available within the centre, although the majority of 
spaces are for customers of the larger retail premises (such as Aldi and 
Central Tyre).  However, there are a number of spaces which are free for one 
hour within the centre, on the service road running along the northern side of 
London Road.  The ease of parking appears to have the effect of reducing 
pedestrian flows within the centre, as parking is available directly adjacent to 
most premises. 

4.28 Blackwater Station is located at the eastern end of the centre, and there is a 
good link from London Road.  Additionally, there are several roads and 
alleyways leading into the centre, offering good pedestrian access.  However, 
pedestrian access is limited from the east, as a result of the severance effect 
of the railway line.  There are several bus services serving the town centre 
and there is a bus shelter centrally located. 

Environmental Quality 

4.29 Much of the carriageway, pedestrian surfaces and street furniture appear to 
have been recently upgraded and are of a high quality (the centre is not 
pedestrianised).  Several public seats, trees and litter bins are located along 
the pedestrian areas along London Road.  The overall standard of the public 
realm in the town centre is good, with minimal graffiti, vandalism and fly 
posting.   

4.30 Barriers to movement are reduced as a result of several well-positioned 
pedestrian crossings, and the presence of a service road with parking areas 
on the north side of London Road which does not impinge on pedestrian 
movement.  Informal cycle parking facilities appear to be adequate for current 
levels of demand. 

4.31 Although mostly adequate, the current condition of buildings varies throughout 
the centre.  The state of repair of the majority of shop fronts situated on the 
northern side of London Road is adequate.  However, some premises, 
particularly along Vicarage Road are in need of repair and improved 
maintenance. 
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4.32 Security provision is good along London Road and in the main shopping area.  
However, some of the adjoining roads and car parking areas lack CCTV 
coverage and natural forms of surveillance. 

Opportunities for Change 

Car Park at the Rear of Aldi and Small Businesses on London Road 

4.33 Should some or all of the large private car parking area to the rear of Aldi 
come available, there may be an opportunity for redevelopment. 

Area at the Rear of the Blackwater Centre and Small Retail Outlets on London 
Road 

4.34 Approximately two-thirds of the area to the rear of the Blackwater centre is 
occupied by car parking serving the shops and the Blackwater Centre on 
London Road. The remaining third is occupied by garages and a yard area 
(which appears to be disused) backing onto residential development fronting 
Rycroft Gardens. This site would offer a good development opportunity in the 
centre of Blackwater, should it become available.   

Vacant Car Park at the Rear of Premises on Green Lane 

4.35 The vacant car park at the rear of Green Lane appears to offer some potential 
for development, although the businesses fronting Green Lane and the 
residential areas to the south and east could prove to be a constraint to any 
substantial development. 

Hook Village Centre 

4.36 The centre of Hook village is compact and functioning well, with no ground 
floor vacancies.  Retail premises are primarily located around the junction of 
London Road and Station Road, and that part of Station Road leading from 
the junction to Hook Station, at the southern end of the centre.   At the edge of 
the town centre (in proximity to the Station), a Tesco store provides the main 
convenience offer in Hook. 

4.37 The buildings are of mixed character with The Grand Parade comprising a 
1960s development containing two residential storeys above the ground floor 
retail units.  There are some newer buildings within the centre, such as 
Alliance Pharmacy and Budgens on the London Road (which contain offices 
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on the upper floors), and several older buildings, including Bourne House.   As 
a result of the mix of building formats and styles, the number and uses of 
upper floors vary throughout the village centre.  However, it is notable that 
there are very few, if any, vacancies in the upper floor. 

4.38 There are a number of community facilities in the centre, including a doctor’s 
surgery, pub, petrol station, cash point and public toilets. 

Accessibility 

4.39 Accessibility to the centre is good by car and train, as a result of being located 
on the A30 (London Road), having several well located car parks situated 
within the village and with Hook Station located at the southern end of the 
centre.   

4.40 There are several pedestrian routes through to the village provided by roads 
and alleyways. Pedestrian flows in the centre are strong, as a result of the 
compact nature of the centre, the variety of uses and the location of the 
station at the southern end of the village.  Bus provision is also good, with 
shelters conveniently located both on London Road and Station Road.   

Environmental Quality 

4.41 The public realm is generally of a high quality with good provision for cycle 
parking, and a lack of graffiti, fly posting or vandalism.  Parking is well 
organised in formalised parking areas and there are several safe crossing 
facilities, reducing barriers to pedestrian movement in the centre. The centre 
is not pedestrianised. CCTV coverage is present in Station Road, and the 
centre has good levels of natural surveillance. 

4.42 There is scope to make improvements to the quality and condition of amenity 
spaces and planters in the centre. 

Opportunities for Change 

Car Park on Reading Road (rear of Doctors Surgery) 

4.43 To the rear of the doctors’ surgery on Reading Road is a large under-utilised 
Council owned car-park.  Potentially, the site could offer an opportunity for 
development on the northern fringe of the village centre.  
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Car Park at the Rear of Retail Premises on Station Road (west side) 

4.44 This private car park and garage area is in a poor condition and could provide 
an opportunity for development in close proximity to Hook Station. 

PERCEPTIONS OF THE RETAIL OFFER 

4.45 The remainder of this section summarises the results of the qualitative 
elements of the empirical household survey of 1,000 people.  The household 
survey proforma which formed the basis of the telephone interviews is 
provided in Appendix C. 

4.46 Table 4.1 shows that the ability to obtain goods and services either close to 
home or work is the most appealing element of the four centres in Hart (36% 
of respondents).  However, it is important to note that nearly 23% of 
respondents stated that the centres were perceived as not offering specific 
attractions.  Indeed, not many elements of the Hart’s shopping experience 
were particularly appreciated which implies that the District’s offer would 
benefit from measures to improve the diversity and quality of facilities 
available.  

                   Table 4.1 - Hart’s Shopping Experience: Most Appreciated Elements  
Element % of Total Respondents 
Close to home or work/can 
walk/cycle 35.7 

Nothing specific 22.9 

Good range of shops 17.6 

Good supermarkets 8.6 

Easy parking/good car parks 8.0 

Good range of services 4.5 

Good walk/cycle ways 4.0 

Street market 2.6 

Convenient/easy/ quick 2.0 

Competitive prices 1.6 
Source: Consultants Household Survey (January 2006)  
Note 1: The percentage of respondents does not necessarily add up 
to 100 because respondents were allowed multiple responses. 
Note 2: Responses were unprompted 
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4.47 Table 4.2 summarises the results to the same question as in Table 4.1 but 
broken down for each of the four centres.  It can be seen that accessibility to 
local shops is a defining feature for all four centres.  A significant proportion of 
respondents identified Fleet as having a good range of shops, although the 
provision of good supermarkets scored poorly.   

Table 4.2 – Hart’s Shopping Experience: Most Appreciated Elements by Town 
Centre 

Elements Fleet  Blackwater Yateley Hook 
 % of Respondents  
Close to home or 
work/can walk/cycle 35.6 30.4 37.2 38.5

Nothing 18.8 28.0 35.8 13.3

Good range of shops 25.1 12.0 3.2 17.0

Good supermarkets 6.3 4.0 13.3 14.1
Easy parking/good car 
parks 10.9 1.6 5.0 7.4

Good range of services 4.6 5.6 2.3 6.7

Good walk/cycle ways 3.6 3.2 3.7 6.7

Street market 4.6 0.8 0.5 0.0

Convenient/easy/ quick 1.9 2.4 0.9 3.7

Competitive prices 1.9 2.4 0.9 0.7
 
Source: Consultants Household Survey (January 2006)  
Note 1: The percentage of respondents does not necessarily add up to 100 because respondents 
were allowed multiple responses. 
Note 2: Responses were unprompted 

 

4.48 Table 4.3 indicates that the retail layout and atmosphere of Blackwater and 
Yateley is not perceived as being particularly positive.  However, a significant 
proportion of respondents did identify positive features of all four centres 
including: friendly communities (Hook and Yateley); attractive environment 
(Fleet and Hook); clean and well maintained (Hook); and compact shopping 
facilities (Fleet and Hook). 
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Table 4.3 - Hart’s Retail Layout and Atmosphere: Most Appreciated Elements 

Elements Fleet  Blackwater Yateley Hook 
 % of Total Respondents 

Nothing 27.6 46.4 40.4 19.2 

Friendly people/community 14.8 8.8 22.0 30.4 

Attractive environment/ place 19.0 8.8 16.5 24.4 
Clean and well maintained 
streets 17.8 10.4 15.6 29.6 
Compact shopping 
centre/enclosed shopping 
centre 20.7 5.6 5.0 20.7 

Safe/secure (cctv) 5.7 1.6 4.1 10.4 
 
Source: Consultants Household Survey (January 2006)  
Note 1: The percentage of respondents does not necessarily add up to 100 because 
respondents were allowed multiple responses. 
Note 2: Responses were unprompted 

 

4.49 A significant proportion of respondents consider that the range of shops is 
poor, particularly in Yateley and Hook, which may be a reflection of the 
neighbourhood role of these centres (see Table 4.4).  Indeed, over 25% of 
respondents also suggested that Fleet had a poor range of shops.  Despite 
these perceptions, a high proportion of respondents did not identify any 
specific factors which they considered to reflect negatively on these town 
centres. 
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Table 4.4 - Hart’s Shopping Experience: Least Appreciated Elements by Town 
Centre 

 Fleet Blackwater Yateley Hook 

Poor range of shops 26.6 22.4 42.2 44.4 

Nothing/nothing specific 32.6 33.6 28.9 23.7 

Lack of parking 12.5 14.4 11.9 19.3 

Traffic congestion 6.3 12.8 4.6 3.0 

Cost of parking 9.6 - -  

Unattractive shops 3.6 2.4 5.5 3.7 

No good supermarkets 2.5 4.8 4.6 3.0 

Poor access/facilities for disabled 
people 

3.6 - 3.2 2.2 

Poor quality goods 3.4 1.6 3.2 0.7 
Too much drinking / too many pubs and 
clubs 3.8 - -  

Too expensive 2.3 0.8 1.4 2.2 

Poor bus service 1.0 0.8 3.2 2.2 

Car parking needs to be explained 
clearly 

0.4 0.8 1.4 3.7 

Poor rail service 0.8 - 1.4 - 

Too many restaurants / Food shops 1.1 - 0.5 - 

No main centre / No character 0.4 - 1.8 - 
Overcrowded / Would like the town 
centre to be bigger 

0.4 1.6 - 1.5 

Poor redevelopment / old fashioned / 
Not as nice as it used 

0.6 0.8 0.9 - 

The shops are too close together 0.2 - 2.3 - 

Not enough facilities / amenities 0.6 1.6 - - 

Poor road maintenance / poor path 
maintenance 

1.0 - - - 

Too many charity shops 0.8 - - - 
Dirty 0.6 - - - 
Needs to be pedestrianised 0.4 - - 0.7 

No entertainment / boring 0.2 - 0.5 - 

No independent shops 0.4 - - - 

Not enough cyclepaths 0.2 - 0.5 - 

Poor car access 0.4 - - - 
Source: Consultants Household Survey (January 2006)  
Note 1: The percentage of respondents does not necessarily add up to 100 because respondents 
were allowed multiple responses. 
Note 2: Responses were unprompted 



Hart Retail Capacity Assessment 

Retail Study.doc  4-13

4.50 Respondents were asked what features of each of the centres could be 
improved (Table 4.5).  Whilst a high proportion of respondents considered 
that no significant improvements were required, around 44% suggested 
that Fleet would benefit from more major and a better range of shops and 
there was a similar response for the three smaller centres.        

4.51 Table 4.5 sets out the improvements that could be encouraged by the 
Council in each of the town centres, according to the opinions expressed 
in the household survey. Despite the limitations of the retail experience 
and supply identified in responses, most respondents do not consider that 
any improvements should be carried out by the Council. However, 
possible improvements suggested include: increase in the number and 
range of major shops and stores (convenience and comparison) and their 
quality; more parking; and more entertainment and leisure facilities.  

4.52 Tables 4.6 to 4.9 show the ranking of development priorities that 
respondents considered appropriate for each centre. For all four centres 
the most highly ranked priorities were for more shops, and more leisure 
and entertainment facilities and better public transport opportunities.  For 
Fleet in particular, the need for more shops was ranked highly. 
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Table 4.5 - Hart’s Retail and Leisure Offer: Identified Improvements or New 
Facilities that Should be Encouraged 

 Fleet Blackwater Yateley Hook 

Nothing/very little 31.2 31.2 23.4 19.3 

More major shops and stores 27.0 17.6 22.5 21.5 

Better range of shops 16.5 20.0 28.4 23.0 

More parking 8.8 11.2 11.9 6.7 

Better quality shops 7.9 5.6 8.3 3.7 

More entertainment/leisure facilities 5.7 3.2 8.7 7.4 

Bigger or better supermarket 4.6 7.2 4.6 8.1 

Closer parking 
4.6 4.0 6.0 2.2 

Lower parking charges 5.9 - - 2.2 

More restaurants/cafes 1.5 4.0 4.1 4.4 

Better bus services/ bus station 2.9 0.8 2.8 1.5 

Cleaner/better maintained streets and 
pavements 

2.9 1.6 1.8 0.7 

Better pedestrian access 
1.5 0.8 2.3 0.7 

Reduced traffic levels/pollution 1.9 0.8 1.8  

A cinema 2.7 - - - 

More paved areas with no 
traffic/pedestrianisation 1.9 - 0.9 - 

Better facilities for disabled people 
1.5 0.8 0.5 - 

More/better public toilets 
1.1 0.8 0.9 - 

Closed circuit TV cameras for security 0.6 - 0.9 2.2 

More/better seats and flower displays 
and litter bins etc… 1.0 0.8 0.9 - 

Ten pin bowling 0.2 5.6 - - 

Fewer pubs 
1.3 - - - 

Free parking - to promote quick 
shopping 0.8 0.8 - - 

Improve train access - create a train 
station 0.4 0.8 0.9 - 

On street entertainment/attraction 0.2 0.8 0.9 0.7 

Better cycleways 0.6 - 0.5  
Source: Consultants Household Survey (January 2006)  
Note 1: The percentage of respondents does not necessarily add up to 100 because respondents 
were allowed multiple responses. 
Note 2: Responses were unprompted 
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Table 4.6 - Fleet Centre: Development Priority Ranking 
 

Rank 1 2 3 4 5 6 7 

 % % % % % % % 

Shops 30.8 14.6 12.5 9.0 4.8 4.4 - 

Restaurants/Cafes 3.4 16.1 11.3 11.1 13.0 20.9 0.4 

Leisure/entertainment 15.7 15.1 20.7 9.6 8.2 6.7 0.2 

Employment 7.1 10.9 13.6 23.0 13.0 8.4 - 

Housing 5.0 7.1 6.7 10.9 27.8 18.4 - 

Public transport facilities 14.0 11.9 11.3 12.5 9.2 17.0 0.2 

Mix of the above 23.9 0.4 - - - 0.2 0.2 
Source: Consultants Household Survey (January 2006)  
Note 1: The percentage of respondents does not necessarily add up to 100 because respondents 
were allowed multiple responses. 
Note 2: Responses were unprompted 

 

Table 4.7 – Blackwater Centre: Development Priority Ranking 
 

Rank 1 2 3 4 5 6 7 

 % % % % % % %
Shops 26.4 17.6 10.4 7.2 10.4 3.2  

Restaurants/Cafes 8.0 14.4 13.6 15.2 12.0 12.0 - 

Leisure/entertainment 13.6 20 11.2 12 9.6 8.8 - 

Employment 2.4 11.2 16 15.2 17.6 12.8 - 

Housing 9.6 8.0 9.6 8.0 11.2 26.4 4.8 

Public transport facilities 15.2 3.2 13.6 17.6 14.4 11.2 - 

Mix of the above 24.8 0.8 0.8 - - 0.8 1.6 

Source: Consultants Household Survey (January 2006)  
Note 1: The percentage of respondents does not necessarily add up to 100 because respondents 
were allowed multiple responses. 
Note 2: Responses were unprompted 
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Table 4.8 - Yateley Centre: Development Priority Ranking 
 

Rank 1 2 3 4 5 6 7 

 % % % % % % %
Shops 24.8 19.7 17.0 12.8 6.7 2.3 - 

Restaurants/Cafes 6.0 20.6 18.8 12.4 11.2 14.7 0.5 

Leisure/entertainment 21.1 17.9 17.0 10.6 10.1 7.3 - 

Employment 6.0 5.5 10.1 22.0 31.3 12.8 - 

Housing 4.1 6.4 6.4 11.0 25.1 33.5 - 

Public transport facilities 20.2 11.9 12.8 12.8 15.6 11.5 - 

Mix of the above 17.9 - - 0.5 - - 0.9 

Source: Consultants Household Survey (January 2006)  
Note 1: The percentage of respondents does not necessarily add up to 100 because respondents 
were allowed multiple responses. 
Note 2: Responses were unprompted 

 

Table 4.9 – Hook Centre: Development Priority Ranking 
 

Rank 1 2 3 4 5 6 7 

 % % % % % % %
Shops 28.1 14.8 15.6 15.6 7.4 8.9 - 

Restaurants/Cafes 8.9 23.0 23.0 13.3 14.8 7.4 - 

Leisure/entertainment 19.3 22.2 16.3 11.1 14.8 6.7 - 

Employment 5.9 14.8 12.6 14.1 17.8 25.2 0.7 

Housing 8.1 6.7 9.6 15.6 20.7 25.9 3.7 

Public transport facilities 20.0 8.1 12.6 19.3 14.1 16.3 - 

Mix of the above 9.6 0.7 0.7 1.5 0.7 - 3.7 

Source: Consultants Household Survey (January 2006)  
Note 1: The percentage of respondents does not necessarily add up to 100 because respondents 
were allowed multiple responses. 
Note 2: Responses were unprompted 
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5. THE NEED FOR RETAIL PROVISION IN HART 

INTRODUCTION 

5.1 This section sets out a quantitative capacity assessment of need for potential 
retail development in the future.  The approach and methodology taken in the 
assessment is described below, which is in accordance with the requirements 
of PPS6.  The analysis is provided in terms of projected expenditure for 
convenience and comparison shopping in the District.   

5.2 All monetary values presented in this section are at 2003 prices14. 

APPROACH AND METHODOLOGY 

5.3 The quantitative assessment of future retail needs for Hart is based on a 
staged approach. In summary, the following steps can be identified in the 
process: 

(i) Definition of a catchment area for the four main centres in Hart.  This 
catchment area is based on a wider study area and defined by the 
findings of a telephone survey of 1,000 households.  The catchment 
area is sub-divided into four main zones for ease of analysis (see 
Figure 5.1).  The proforma for the conducted telephone interviews is 
provided in Appendix C; 

(ii) Estimates of existing and future population based on per capita 
expenditure projections.  Population estimates within the catchment 
area and local per capita expenditure figures were provided by 
Experian.  Assumptions regarding future population growth are based 
on ONS population projections for Hart;  

                                            
14 2003 has been used as the base year as this is the most recent year for which all necessary data 
can be gathered. 
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(iii) Assessment of the existing market share of expenditure by residents 
within the catchment area enjoyed by the four centres (provided by the 
household survey); 

(iv) Assessment of existing and committed retail floorspace provision in 
Hart; 

(v) Turnover estimates of existing and committed retail floorspace based 
on national benchmarks for major retailers and independent retailers;  

(vi) Assessment of net expenditure and floorspace capacity taking into 
account long term patterns of growth in expenditure per capita, 
population growth, increases in floorspace turnover efficiency over time 
(£/sqm) and potential changes in the District’s market share. 

5.4 Given the sensitivity of the forecasting analysis to changes in key 
assumptions, four future scenarios have been designed. This allows the 
forecasting process to be able to test all reasonable outcomes based on both 
optimistic and conservative assumptions.  Together the scenarios provide a 
comprehensive assessment of future retail need, which unlike the reliance on 
a singe set of assumptions, ensure robust and objective results to inform 
policy development.  It is important to highlight that the quantitative 
assessment which will directly inform LDF town centre and retail policies will, 
in part, depend on the core strategy of the new development plan.  Of 
particular importance will be the preferred policy approach to be taken to 
population and housing growth, town centre renaissance and concentration of 
new development. 

5.5 The  analysis set out in this Section is based on the following four scenarios 
which have been developed by the Consultant: 

(i) No population growth and constant market share; 

(ii) Moderate population growth and constant market share; 

(iii) No population growth and increased market share15; 

                                            
15 Increased market share (10%) reflects scope to clawback an element of the existing high levels of 
expenditure leakage outside of the District. 
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(iv) Moderate population growth and increased market share. 

5.6 Scenarios (iii) and (iv) assume that an increased market share of 10% can be 
achieved within the District. Given the relatively limited existing level of retail 
provision within Hart, and the scale of existing and planned floorspace in 
competing centres outside the District, this is considered to represent a 
challenging target. It does, however, provide a useful context for the 
consideration of the most appropriate level of future retail provision within 
Hart. 

5.7 A forecasting period of 2003 to 2026 has been adopted and is presented in 
five yearly milestone results starting in 2006.  It is particularly important to 
note that forecasting analyses are subject to increasing margins of error, the 
longer the forecasting period.  Indeed, in planning for future retail provision at 
a local level it is inappropriate to use the results beyond a 10 year timescale 
for purposes other than examining potential long term scenarios.  
Consequently, the results for the period up to 2016 should be used as the 
basis for informing retail policies in the LDF.  Moreover, the analysis should 
also be subject to periodic review to take into consideration more up-to-date 
information and significant changes in local and/or sub-regional 
circumstances. 

5.8 Table 5.1 sets out the key assumptions which underlie the retail forecasting 
model adopted for the District.  Key sources are also identified. 



Hart Retail Capacity Assessment 

Retail Study.doc  5-9

Table 5.8 – Estimates of Existing Retail Turnover in Hart (£’000). 

 Fleet Blackwater Yateley Hook Hart District 

Convenience      

Major Multiples 54,337 - 6,402 17,760 78,318 

Other Multiples 15,337 12,334 6,519 2,817 37,007 

Independents 2,890 213 1,464 493 5,060 

Total 72,384 12,547 14,385 21,070 120,385 

      

Comparison      

Major Multiples 30,472 - - - 30,472 

Other Multiples 7,830 2,546 803 558 11,738 

Independents 7,376 3,682 9,799 2,089 22,945 

Total 45,678 6,228 10,602 2,647 65,155 

Source:  Consultant / Retail Rankings, 2005.  Turnover figures are based on ratios of £/sqm per annum.  Comparison turnover 
includes adjustment for VAT @ 17.5% 

5.19 Table 5.9 sets out estimates of total turnover for convenience and comparison 
goods in the District during the period up to 2026.  These estimates are based 
on an efficiency ratio of 1% pa and exclude potential developments and 
vacant premises. 

Table 5.9 – Projections of Future Retail Turnover (£’000) 

 Convenience Comparison  

2003 120,385 65,155 

2006 124,033 67,129 

2011 130,359 70,553 

2016 137,009 74,152 

2021 143,998 77,935 

2026 151,343 81,910 

Source: Consultant. 

Note:  Comparison turnover includes adjustment for VAT @ 17.5%.  Efficiency ratio (increase in 
floorspace turnover) assumed at 1% pa.  Excludes proposals and vacancies. 
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CAPACITY FOR ADDITIONAL RETAIL FLOORSPACE 

5.20 Taking into consideration the projections of future retail expenditure and 
floorspace turnover tables 5.10 to 5.13 set out the study findings in terms of 
potential net capacity for additional floorspace in the District.  This is 
calculated for each year by subtracting expected turnover from the various 
estimates for future expenditure.  A sales density ratio (£/sqm) is then applied 
to estimate the potential need for additional retail development. 

5.21 The tables provide estimates for each of the four scenarios described earlier 
in this section and exclude proposals for new stores and existing vacant 
floorspace. 

5.22 Given that the baseline provision of existing retail floorspace in Hart is of a 
relatively small scale, the capacity results can be particularly sensitive to even 
modest changes to this provison. 
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 Table 5.10 - Future Retail Needs (Scenario 1) 
 

Scenario 1  
• No population growth  
• Constant market share (2006 levels)  
 2006 2011 2016 2021 2026 
Convenience      
Residual Spending (£ '000) 33,620 32,889 32,033 31,044 29,912 
Sales per sqm of new net 
floorspace 7,727 8,121 8,536 8,971 9,429 
      
Capacity/need for new net 
floorspace sqm 4,351 4,050 3,753 3,460 3,072 

Comparison      
Residual Spending (£ '000) 124,450 165,913 217,719 282,322 362,756 
Sales per sqm of new net 
floorspace 4,121 4,331 4,552 4,785 5,029 
      
Capacity/need for new net 
floorspace sqm 
 

30,197 38,304 47,825 59,007 72,138 

Source:  Consultant.  Excludes planning permission for new Tesco Express Store in Blackwater (change of 
use from B1 to A2).  Totals subject to rounding. 

Table 5.11 – Future Retail Needs (Scenario 2) 
Scenario 2 
• Moderate population growth  
• Constant market share (2006 levels)  
 2006 2011 2016 2021 2026 
Convenience      
Residual Spending (£ '000) 36,331 40,483 44,996 49,900 55,225 
Sales per sqm of new net 
floorspace 7,727 8,121 8,536 8,971 9,429 
      
Capacity/need for new net 
floorspace sqm 4,702 4,985 5,272 5,562 5,857 

Comparison      
Residual Spending (£ '000) 127,744 176,913 240,101 321,130 424,856 
Sales per sqm of new net 
floorspace 4,121 4,331 4,552 4,785 5,029 
      
Capacity/need for new net 
floorspace sqm 
 

30,997 40,844 52,742 67,117 84,487 

Source:  Consultant.  Excludes planning permission for new Tesco Express Store in Blackwater (change of 
use from B1 to A2).  Totals subject to rounding. 
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Table 5.12 – Future Retail Needs (Scenario 3) 
Scenario 3 
• No population growth  
• Increasing Market Share (10% point increase by 2013)  
 2006 2011 2016 2021 2026 
Convenience      
Residual Spending (£ '000) 43,252 59,487 66,461 66,694 66,827 
Sales per sqm of new net 
floorspace 7,727 8,121 8,536 8,971 9,429 
      
Capacity/need for new net 
floorspace sqm 5,597 7,325 7,786 7,434 7,088 

Comparison      
Residual Spending (£ '000) 145,050 233,717 322,332 411,447 522,135 
Sales per sqm of new net 
floorspace 4,121 4,331 4,552 4,785 5,029 
      
Capacity/need for new net 
floorspace sqm 
 

35,196 53,958 70,805 85,994 103,832 

Source:  Consultants.  Excludes planning permission for new Tesco Express Store in Blackwater (change of 
use from B1 to A2).  Totals subject to rounding. 

 
Table 5.13 – Future Retail Needs (Scenario 4) 

Scenario 4 
• Moderate population growth  
• Increasing market share (10% point increase by 2013) 
 2006 2011 2016 2021 2026 
Convenience      
Residual Spending (£ '000) 46,129 68,318 82,065 89,391 97,296 
Sales per sqm of new net 
floorspace 7,727 8,121 8,536 8,971 9,429 
      
Capacity/need for new net 
floorspace sqm 5,970 8,412 9,614 9,964 10,319 

Comparison      
Residual Spending (£ '000) 148,698 247,871 352,737 464,165 606,493 
Sales per sqm of new net 
floorspace 4,121 4,331 4,552 4,785 5,029 
      
Capacity/need for new net 
floorspace sqm 
 

36,081 57,226 77,484 97,012 120,607 

Source:  Consultants.  Excludes planning permission for new Tesco Express Store in Blackwater (change of 
use from B1 to A2).  Totals subject to rounding. 
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CONCLUSION 

5.23 Tables 5.10 to 5.13 demonstrate that, under the four scenarios, based on the 
expenditure forecasts there is a potential need in the District for additional 
development of: 

• 3,753 to 9,614 sq.m (net) convenience floorspace by 2016; and 

• 47,825 to 77,484 sq.m (net) comparison floorspace by 2016. 

5.24 These estimates should be subject to review as more up-to-date information 
becomes available and/or retail development circumstances change 
significantly.  Indeed, given the relatively small existing retail base in Hart, the 
development of one or two significantly sized new stores is likely to have a 
notable impact on capacity levels.  Therefore, it is important to temper the 
interpretation of the quantitative capacity analysis by the fact that the low 
baseline position in Hart means that the results are particularly sensitive to 
changes in the amount of provision.    

5.25 As noted in paragraph 5.6, the higher forecasts are reliant on an increase in 
market share of 10% being achieved within Hart. Given the current lack of 
planned significant improvements to the retail offer in the District, and the 
limited scope for delivering such in the short-term, it is unlikely that these 
levels of floorspace would be required or justified by 2011. The suggested 
increase in market share could potentially represent a longer term aspiration.   

5.26 Even the lower forecasts outlined above would represent a significant 
increase in the level of convenience and comparison floorspace within the 
District. This study identifies (in Table 3.1) that there is currently only 15,572 
sq.m net of convenience floorspace21, and 22,427sq.m net of comparison 
floorspace. Whilst clearly supportable by the retail forecast data, both the 
appropriateness and deliverability of what would represent a significant 
increase in existing floorspace within the District by 2016 should be tested in 
light of wider policy priorities for the town centres and physical capacity to 
deliver this scale of growth. This is clearly an issue for further consideration by 
the District Council through the LDF process. 

                                            
21 Including three out of town centre / edge of centre stores in Fleet, Yateley and Hook. 
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5.27 The extent to which Hart District should plan for the above quantities of 
additional floorspace is dependent on a range of local, sub-regional and 
regional policy priorities.  These include the need to balance the objectives 
relating to town centre renewal and increased vitality and viability with wider 
strategic objectives aimed at consolidating the existing sub-regional and 
regional retail hierarchy.  In this respect, it is noted that none of the centres 
within Hart are identified within the South East Plan as either Primary or 
Secondary Regional Centres. This indicates that a significant level of 
additional floorspace within Hart might not be consistent with that Plan’s 
proposed focus on Primary and Secondary centres as locations for major 
development. 
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6. SUMMARY AND CONCLUSIONS 

INTRODUCTION 

6.1 The study provides a qualitative and quantitative assessment of the retail 
need in Hart District in the period up to 2026. The approach to the study is 
based on bespoke projections of expenditure on convenience and comparison 
goods within the defined catchment area illustrated in Figure 5.1.   

KEY FINDINGS 

6.2 The role of Hart’s retail centres is strongly influenced by surrounding 
settlements, not only in the Blackwater Valley but also in the wider region.  
Fleet and the three smaller centres form part of a complex hierarchy of larger 
retail centres which include nearby settlements such as 
Aldershot/Farnborough and Basingstoke, but also major regional centres such 
as Reading and Guildford.   

6.3 Given the choice of relatively large retail centres for residents in Hart and the 
wider catchment areas of the four centres, the existing retail offer in the 
District is limited to serving mainly local markets.  The main exception to this 
is Fleet which provides a reasonable quantum and mix of convenience and 
comparison facilities, albeit relatively limited when compared to competing 
centres.   

 
6.4 The review of the qualitative offer of the four centres indicates that they are all 

functioning well and provide a viable retail opportunity for operators.  
Vacancies are low and the quality of the centres in terms of environment is 
relatively healthy.  Despite this, local perceptions of the centres indicate that 
they lack distinctiveness and are rather benign in terms of shopper 
attractiveness.   
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6.5 Although the centres currently perform a strong convenience role for local 
communities, there is a danger that competition from surrounding, larger 
centres have threatened their future vitality.  Whilst it is not appropriate, from 
a planning perspective, to alter significantly the role of Blackwater, Yateley 
and Hook within the local and sub-regional hierarchy, there is a need to 
ensure ongoing reinvestment in retail provision to maintain their service to 
local communities.  This will require policies to encourage greater diversity in 
the offer of retail and related facilities and to promote improvement to parts of 
the centres where the quality of premises is threatened. This applies also to 
other small neighbourhood centres which were not specifically addressed as 
part of this study.    

6.6 Subject to emerging priorities for the main town centres within the Blackwater 
Valley sub-region, the study conclusions show that Fleet offers potential to 
expand and diversify its convenience and comparison offer, particularly the 
latter.  This reflects the high level of available expenditure on comparison 
goods within the catchment area related to the affluent nature of the local 
population.   

6.7 The assessment of quantitative retail capacity indicates a theoretical surplus 
requirement of: 

• 4,050 to 8,412 sqm (net) for convenience goods and 38,000 to 57,000 
sqm (net) for comparison goods in the period up to 2011 (excluding 
vacancies and recent planning permissions); and 

• 3,753 to 9,614 sqm(net) for convenience goods and 47,800 to 77,500 
sqm (net) for comparison goods in the period up to 2016 (excluding 
vacancies and recent planning permissions). 

6.8 Taking into account total vacancies (approximately 3,000 sqm) and the 
committed Tesco Express in Blackwater (approximately 1,000 sqm), the net 
capacity for convenience floorspace in the period up to 2011 would be 
reduced to between 1,500 and 5,900 sqm (net).  Comparison floorspace 
would be reduced to between 36,500 and 55,500 sqm (net) for the same 
period22. 

                                            
22 Assumes 1,000 sq.m (net) Tesco Express in Blackwater meets convenience needs and that 3,000 
sq.m (net) of vacant floorspace is fully occupied (50% for convenience and 50% for comparison 
retailers). 
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6.9 Whilst the retail capacity assessment suggests that an incremental increase in 
convenience floorspace within the District can be sustained by local 
expenditure, it is important that any new development is focused within the 
existing centres and potentially at edge-of-centre locations.  This is essential 
to ensure that the vitality and viability of the existing centres are reinforced 
and not undermined by out-of-centre schemes which encourage trips away 
from the main urban area.  It will be for the District Council to consider the 
appropriateness of specific levels of additional retail floorspace provision 
within each centre through the LDF process. This in turn will inform both the 
definition of a retail hierarchy and associated town centre and other 
boundaries, and the identification of specific policies and allocations for retail 
development in Local Development Documents. 

6.10 The capacity assessment suggests that a significant increase in convenience 
floorspace could be sustained within Hart over the period up to 2016, albeit 
that the Consultants consider it important for policies in the LDF to make 
provision for additional floorspace which is appropriate to the scale of the 
existing retail offer and is realistic in terms of the future role of Fleet and the 
other town centres. Moreover, policy recommendations regarding future 
provision will need to be made in light of physical capacity in the town centres, 
the availability of sequentially preferable sites and wider priorities for the town 
centres.    

6.11 Whilst there is sufficient quantitative capacity to provide additional floorspace 
within all four centres, the bulk of any additional provision should be focused 
on Fleet as the District’s main retail centre.  However, there is also scope for 
the provision of new small convenience facilities in the other centres.  This is 
particularly the case in Hook where the centre is dominated by services and 
the representation of convenience facilities is poor. 

6.12 As regards comparison shopping, the capacity assessment identifies that 
there is significant scope for additional floorspace provision. Again, the 
Consultants consider that only more limited provision should be made in light 
of physical constraints and other policy priorities. The extent to which an 
increase in provision should be promoted should be tempered by the role of 
expanding regional and sub-regional centres within the wider catchment area 
for comparison goods.  From a sub-regional and regional perspective, and 
taking into account the existing level of provision, it is clearly not appropriate 
for Hart to provide for all potential additional capacity within its own 
boundaries.  However, in pursuing objectives of renewing the sub-region’s 
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town centres it is reasonable, subject to the availability of sequentially 
preferable sites, to plan positively for the majority of any additional 
comparison floorspace to be concentrated in Fleet Town Centre as the main 
retail centre in the District and one of the five major towns in the Blackwater 
Valley sub-region. 

6.13 In terms of the levels of additional retail floorspace that should be provided, 
taking into consideration the range of scenarios adopted in this study, the 
level of existing floorspace provision with Hart, and having regard to the 
existing position of Hart’s centres within the sub-regional retail hierarchy, the 
Consultants consider that it is appropriate for the Council to plan for 
approximately 6,000 sqm (net) of additional convenience floorspace in the 
District  up to 2016.  This should comprise: 

• The provision of at least one new medium-sized convenience store in 
Fleet during the plan period (up to 2016).  Subject to on-going 
monitoring, it may be appropriate for a second medium-sized store to 
be developed; and 

• The provision of additional small-scale convenience facilities in the 
smaller town and neighbourhood centres subject to the availability of 
sequentially favourable sites. 

6.14 With regard to the provision of new comparison floorspace, the analysis has 
shown that there is substantial theoretical capacity in the District.  The 
Consultants consider that the provision of additional comparison floorspace in 
Fleet would bring significant benefits to the town centre and encourage a 
greater level of vitality and viability than what is currently experienced.  This 
particularly would be the case if new stores add to the diversity and range of 
facilities in the centre.  Whilst in expenditure terms, there is considerable 
potential for a significant increase in the provision of comparison shopping, it 
is important to have regard to the scope to deliver large amounts of new 
floorspace which is constrained by physical capacity and particularly the 
availability of sequentially preferable sites.  Moreover, consideration also 
needs to be given to the need to balance retail objectives with other policy 
priorities for the District’s town centres.  These issues are equally relevant to 
policies aimed at guiding future provision of new convenience floorspace.   

6.15 Our recommendations resemble a hybrid of the four scenarios considered and 
reflect in particular an improved offer provided by Fleet Town Centre in terms 
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of quantity and quality of floorspace.  Whilst an improved Fleet Town Centre 
underlies the guidelines, the scale of growth in provision is considered 
appropriate not to conflict with the future sub-regional role of major centres 
such as Basingstoke, Farnborough and Aldershot. 

6.16 It is important to note that the capacity estimates provided in this report should 
be subject to ongoing monitoring by the Council.  Particular emphasis should 
be given to changes in the stock and quality of floorspace in the centres and 
to changes in household shopping patterns.  Given the limitations of 
forecasting retail need over long periods of time, it is recommended that the 
LDF should focus initially on the period between 2006 and 2016. Retail 
provision beyond this period should be subject to further monitoring and up-
dated information and research, with the results brought forward into policies 
and proposals through future reviews of Local Development Documents. 

6.17 It is essential that policies aimed at increasing and diversifying the provision of 
convenience and comparison shops in Hart during the plan period are 
complemented by other policies which promote the balanced growth of other 
key town centre uses.  This is particularly important in Hart with regard to 
provision for a range of employment uses including B1 office space for small 
and medium sized occupiers.  Emphasis should also be given to town centre 
diversification through the provision of additional leisure, entertainment, 
community facilities and residential units. 

6.18 In devising policies and proposals for the quantitative and qualitative 
improvement of the retail centres within Hart, the District Council should give 
consideration to the contribution that could be made by the development or 
redevelopment of the potential Opportunities for Change identified within this 
study. The Council should also consider whether any of the improvements 
identified by the Household Survey respondents (listed within Table 4.5 of the 
study) should appropriately be brought forward through policies and proposals 
in the LDF. 

ASSESSMENT OF PROPOSALS FOR RETAIL DEVELOPMENT 

6.19 Having regard to this assessment of the potential need for broad retail 
floorspace categories in Hart, applications for new retail developments should 
be considered on their own merit.    Development should be appropriate in 
terms of scale and the nature of the centre’s existing role and shopping 
patterns evident within the District’s catchment area.  This should involve co-
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operation with neighbouring authorities, where more appropriate sites may be 
available, particularly for large-scale proposals. 

6.20 The capacity assessment set out in this report should be used a guide to 
inform LDF policies for convenience and comparison shopping.  When 
considering proposals for niche retail markets, policies should place the onus 
on applicants to demonstrate the need for such uses, particularly for relatively 
large schemes.   

6.21 All proposals for new retail development should be assessed in accordance 
with the sequential approach.  Moreover, these tests should be guided by a 
goods-based assessment rather than a format-based assessment in line with 
Government guidance.  Any deviation from this principle should be justified by 
a developer, who should demonstrate that its proposal cannot be 
implemented using a goods-based approach.  
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APPENDIX A (i) - PROFILE OF HART CENTRES BY GOODS CATEGORY

FLEET

Category Typology Coding
No. of 

Premises % % GB
Floorspace 

(sq.m) %
Convenience (A1)
CTN & Convenience Store 1 2 0.9% 2.2% 380 0.9%
Groceries & Frozen Food 2 7 3.2% 2.8% 4830 12.1%
Baker 3 3 1.4% 2.0% 370 0.9%
Butcher 4 1 0.5% 0.8% 90 0.2%
Greengrocers 5 1 0.5% 0.4% 90 0.2%
Fishmongers 6 0.0% 0.3% 0.0%
Off Licence 7 2 0.9% 0.7% 370 0.9%
Total Convenience N/A 16 7.3% 9.4% 6130 15.3%
Comparison (A1)
Footwear & Repairs 8 6 2.8% 2.3% 560 1.4%
Clothing 9 18 8.3% 10.5% 3240 8.1%
Furniture, carpets & textiles 10 7 3.2% 4.3% 1490 3.7%
Books, arts/crafts, stationers/copy, 
photo 11 12 5.5% 4.5% 1770 4.4%

Electrical, home ents, phones, video 12 9 4.1% 4.9% 930 2.3%
DIY, hardware & household goods 13 10 4.6% 3.0% 4090 10.2%
Gifts, china, glass, leather goods 14 2 0.9% 1.9% 90 0.2%
Cars, motorcycles, & accessories 15 8 3.7% 1.4% 1950 4.9%
Chemists, toiletries & opticians 16 8 3.7% 3.9% 1580 3.9%
Variety, department & catalogue 17 2 0.9% 1.0% 1950 4.9%
Florists & garden 18 2 0.9% 1.1% 190 0.5%
Sports, toys, cycles & hobbies 19 6 2.8% 2.7% 840 2.1%
Jewellers, clocks & repairs 20 5 2.3% 2.3% 370 0.9%
Charity shops 21 9 4.1% 3.7% 1020 2.5%
Other Comparison 22 0 0.0% 0.0% 0.0%
Total Comparison N/A 104 47.7% 47.4% 20070 50.1%
Service
Restaurants & Cafes (A3 Use) 
(Sandwich Bar A1) 25 24 11.0% 3620 9.0%
Drinking Establishments (A4 Use) 26 0.0% 0 0.0%
Hot Food Takeaway (A5 Use) 27 0.0% 0 0.0%
Internet Café (A1) 28 0.0% 0.0%
Hairdressing, beauty & health 29 15 6.9% 2600 6.5%
Bookmakers (A2) 30 0.0% 0 0.0%
Launderette /Dry cleaners (S/G) 31 3 1.4% 280 0.7%
Travel Agents (A1) 32 4 1.8% 560 1.4%
Banks & Financial Services (A2) 33 8 3.7% 1860 4.6%
Money Transfer 34 0.0% 0 0.0%
Estate Agents (A2) 35 13 6.0% 1490 3.7%
Employment Agencies (A2) 36 0.0% 0 0.0%
Total Service N/A 67 30.7% 32.1% 10410 26.0%
Post Office (A1) 37 0.0% 0.0%
Taxi Office (S/G) 38 0.0% 0.0%
Voluntary Sector Office/venue (B1) 39 0.0% 0.0%
Other 40 5 2.3% 560 1.4%
Vacant 41 26 11.9% 2880 7.2%
Derelict 42 0.0% 0.0%
Total Non Retail N/A 31 14.2% 11.5% 3440 8.6%
Total N/A 218 100% 100% 40050 100%
Source:  Experian Goad / Consultant



BLACKWATER

Category Typology Coding
No. 

premises % % GB
Floorspace 

(sq.m) %

Convenience (A1)
CTN & Convenience Store 1 4 10.5% 2.2% 2853 38.2%
Groceries & Frozen Food 2 0.0% 2.8% 0.0%
Baker 3 0.0% 2.0% 0.0%
Butcher 4 0.0% 0.8% 0.0%
Greengrocers 5 0.0% 0.4% 0.0%
Fishmongers 6 0.0% 0.3% 0.0%
Off Licence 7 0.0% 0.7% 0.0%
Total Convenience N/A 4 10.5% 9.4% 2853 38.2%

Comparison (A1)
Footwear & Repairs 8 0.0% 2.3% 0.0%
Clothing 9 0.0% 10.5% 0.0%
Furniture, carpets & textiles 10 0.0% 4.3% 0.0%
Books, arts/crafts, stationers/copy, 
photo 11 2 5.3% 4.5% 359 4.8%

Electrical, home ents, phones, video 12 2 5.3% 4.9% 162 2.2%
DIY, hardware & household goods 13 0.0% 3.0% 0.0%
Gifts, china, glass, leather goods 14 0.0% 1.9% 0.0%
Cars, motorcycles, & accessories 15 1 2.6% 1.4% 650 8.7%
Chemists, toiletries & opticians 16 3 7.9% 3.9% 233 3.1%
Variety, department & catalogue 17 0.0% 1.0% 0.0%
Florists & garden 18 1 2.6% 1.1% 56 0.7%
Sports, toys, cycles & hobbies 19 0.0% 2.7% 0.0%
Jewellers, clocks & repairs 20 0.0% 2.3% 0.0%
Charity shops 21 1 2.6% 3.7% 62 0.8%
Other Comparison 22 3 7.9% 0.0% 436 5.8%
Total Comparison N/A 13 34.2% 47.4% 1957 26.2%

Service
Restaurants & Cafes (A3 Use) 
(Sandwich Bar A1) 25 1 2.6% 92 1.2%
Drinking Establishments (A4 Use) 26 2 5.3% 559 7.5%
Hot Food Takeaway (A5 Use) 27 3 7.9% 334 4.5%
Internet Café (A1) 28 0.0% 0.0%
Hairdressing, beauty & health 29 4 10.5% 354 4.7%
Bookmakers (A2) 30 1 2.6% 65 0.9%
Launderette /Dry cleaners (S/G) 31 1 2.6% 63 0.8%
Travel Agents (A1) 32 0.0% 0.0%
Banks & Financial Services (A2) 33 2 5.3% 271 3.6%
Money Transfer 34 0.0% 0.0%
Estate Agents (A2) 35 1 2.6% 57 0.8%
Employment Agencies (A2) 36 0.0% 0.0%

Total Service N/A 15 39.5% 32.1% 1794 24.0%
Post Office (A1) 37 0.0% 0.0%
Taxi Office (S/G) 38 0.0% 0.0%
Voluntary Sector Office/venue (B1) 39 0.0% 0.0%
Other 40 4 10.5% 761 10.2%
Vacant 41 2 5.3% 101 1.4%
Derelict 42 0.0% 0.0%
Total Non Retail N/A 6 15.8% 11.5% 862 11.5%
Total N/A 38 100% 100% 7466 100%
Source:  Consultant



YATELEY

Category Typology Coding
No. 

premises % % GB
Floorspace 

(sq.m) %

Convenience (A1)
CTN & Convenience Store 1 6 8.7% 2.2% 2083 18.5%
Groceries & Frozen Food 2 0.0% 2.8% 0.0%
Baker 3 0.0% 2.0% 0.0%
Butcher 4 1 1.4% 0.8% 61 0.5%
Greengrocers 5 0.0% 0.4% 0.0%
Fishmongers 6 0.0% 0.3% 0.0%
Off Licence 7 2 2.9% 0.7% 174 1.5%

Total Convenience N/A 9 13.0% 9.4% 2319 20.6%
Comparison (A1)
Footwear & Repairs 8 1 1.4% 2.3% 92 0.8%
Clothing 9 1 1.4% 10.5% 67 0.6%
Furniture, carpets & textiles 10 1 1.4% 4.3% 274 2.4%
Books, arts/crafts, stationers/copy, 
photo 11 0.0% 4.5% 0.0%

Electrical, home ents, phones, video 12 2 2.9% 4.9% 134 1.2%
DIY, hardware & household goods 13 1 1.4% 3.0% 67 0.6%
Gifts, china, glass, leather goods 14 1 1.4% 1.9% 854 7.6%
Cars, motorcycles, & accessories 15 5 7.2% 1.4% 1118 9.9%
Chemists, toiletries & opticians 16 3 4.3% 3.9% 296 2.6%
Variety, department & catalogue 17 0.0% 1.0% 0.0%
Florists & garden 18 1 1.4% 1.1% 48 0.4%
Sports, toys, cycles & hobbies 19 0.0% 2.7% 0.0%
Jewellers, clocks & repairs 20 1 1.4% 2.3% 77 0.7%
Charity shops 21 0.0% 3.7% 0.0%
Other Comparison 22 6 8.7% 0.0% 473 4.2%
Total Comparison N/A 23 33.3% 47.4% 3500 31.1%

Service
Restaurants & Cafes (A3 Use) 
(Sandwich Bar A1) 25 4 5.8% 304 2.7%
Drinking Establishments (A4 Use) 26 3 4.3% 1086 9.6%
Hot Food Takeaway (A5 Use) 27 6 8.7% 1151 10.2%
Internet Café (A1) 28 0.0% 0.0%
Hairdressing, beauty & health 29 6 8.7% 532 4.7%
Bookmakers (A2) 30 1 1.4% 71 0.6%
Launderette /Dry cleaners (S/G) 31 2 2.9% 153 1.4%
Travel Agents (A1) 32 1 1.4% 74 0.7%
Banks & Financial Services (A2) 33 2 2.9% 478 4.2%
Money Transfer 34 0.0% 0.0%
Estate Agents (A2) 35 5 7.2% 575 5.1%
Employment Agencies (A2) 36 0.0% 0.0%

Total Service N/A 30 43.5% 32.1% 4423 39.3%
Post Office (A1) 37 0.0%
Taxi Office (S/G) 38 0.0% 0.0%
Voluntary Sector Office/venue (B1) 39 0.0% 0.0%
Other 40 7 10.1% 1020 9.1%
Vacant 41 0.0% 0.0%
Derelict 42 0.0% 0.0%
Total Non Retail N/A 7 10.1% 11.5% 1020 9.1%

Total N/A 69 100.0% 100% 11262 100.0%
Source:  Consultant



HOOK

Category Typology Coding
No. 

premises % % GB
Floorspace 

(sq.m) %

Convenience (A1)
CTN & Convenience Store 1 3 7.0% 2.2% 554 7.1%
Groceries & Frozen Food 2 0.0% 2.8% 0.0%
Baker 3 0.0% 2.0% 0.0%
Butcher 4 1 2.3% 0.8% 65 0.8%
Greengrocers 5 0.0% 0.4% 0.0%
Fishmongers 6 0.0% 0.3% 0.0%
Off Licence 7 1 2.3% 0.7% 46 0.6%
Total Convenience N/A 5 11.6% 9.4% 665 8.5%

Comparison (A1)
Footwear & Repairs 8 0.0% 2.3% 0.0%
Clothing 9 0.0% 10.5% 0.0%
Furniture, carpets & textiles 10 0.0% 4.3% 0.0%
Books, arts/crafts, stationers/copy, 
photo 11 1 2.3% 4.5% 44 0.6%

Electrical, home ents, phones, video 12 1 2.3% 4.9% 87 1.1%
DIY, hardware & household goods 13 2 4.7% 3.0% 122 1.6%
Gifts, china, glass, leather goods 14 0.0% 1.9% 0.0%
Cars, motorcycles, & accessories 15 0.0% 1.4% 0.0%
Chemists, toiletries & opticians 16 2 4.7% 3.9% 328 4.2%
Variety, department & catalogue 17 0.0% 1.0% 0.0%
Florists & garden 18 1 2.3% 1.1% 74 0.9%
Sports, toys, cycles & hobbies 19 0.0% 2.7% 0.0%
Jewellers, clocks & repairs 20 0.0% 2.3% 0.0%
Charity shops 21 1 2.3% 3.7% 73 0.9%
Other Comparison 22 2 4.7% 0.0% 130 1.7%
Total Comparison N/A 10 23.3% 47.4% 857 10.9%

Service
Restaurants & Cafes (A3 Use) 
(Sandwich Bar A1) 25 3 7.0% 1310 16.7%
Drinking Establishments (A4 Use) 26 1 2.3% 898 11.5%
Hot Food Takeaway (A5 Use) 27 4 9.3% 329 4.2%
Internet Café (A1) 28 0.0% 0.0%
Hairdressing, beauty & health 29 6 14.0% 1418 18.1%
Bookmakers (A2) 30 1 2.3% 106 1.4%
Launderette /Dry cleaners (S/G) 31 0.0% 0.0%
Travel Agents (A1) 32 1 2.3% 88 1.1%
Banks & Financial Services (A2) 33 0.0% 0.0%
Money Transfer 34 0.0% 0.0%
Estate Agents (A2) 35 2 4.7% 188 2.4%
Employment Agencies (A2) 36 0.0% 0.0%
Total Service N/A 18 41.9% 32.1% 4337 55.4%

Post Office (A1) 37 0.0%
Taxi Office (S/G) 38 0.0% 0.0%
Voluntary Sector Office/venue (B1) 39 0.0% 0.0%
Other 40 10 23.3% 1967 25.1%
Vacant 41 0.0% 0.0%
Derelict 42 0.0% 0.0%
Total Non Retail N/A 10 23.3% 11.5% 1967 25.1%

Total N/A 43 100.0% 100% 7826 100.0%
Source:  Consultant



%GB

1.4%
12.0%
1.0%
0.4%
1.0%
0.5%
0.5%
16.8%

1.7%
11.0%
4.9%

3.6%

3.9%
5.1%
1.0%
2.2%
4.0%
9.1%
0.5%
2.7%
1.0%
2.4%
0.0%
52.9%

21.0%

9.3%
100%

%GB

1.4%
12.0%
1.0%
0.4%
1.0%



0.5%
0.5%
16.8%

1.7%
11.0%
4.9%

3.6%

3.9%
5.1%
1.0%
2.2%
4.0%
9.1%
0.5%
2.7%
1.0%
2.4%
0.0%
52.9%

21.0%

9.3%
100%

%GB

1.4%
12.0%
1.0%
0.4%
1.0%
0.5%
0.5%

16.8%

1.7%
11.0%
4.9%

3.6%



3.9%
5.1%
1.0%
2.2%
4.0%
9.1%
0.5%
2.7%
1.0%
2.4%
0.0%
52.9%

21.0%

9.3%

100%

%GB

1.4%
12.0%
1.0%
0.4%
1.0%
0.5%
0.5%
16.8%

1.7%
11.0%
4.9%

3.6%

3.9%
5.1%
1.0%
2.2%
4.0%
9.1%
0.5%
2.7%
1.0%



2.4%
0.0%
52.9%

21.0%

9.3%

100%



APPENDIX A (ii) - PROFILE OF HART CENTRES BY USE CLASS

Fleet
Use Class No. of Premises Floorspace (m²)

A1 (Shops) 139 29360
A2 (Financial and Professional Services) 21 3350
A3 (Restaurants & Cafes) 24 3620
A4 (Drinking Establishments) 0 0
A5 (Hot Food Take Away) 0 0
B1 (Business) 0 0
B8 (Storage or Distribution) 0 0
C2 (Residential Institutions) 0 0
C3 (Dwellinghouses) 0 0
D1 (Non-Residential Institutions) 0 0
Sui Generis 3 280
Unknown 31 3440
Total 218 40050

Blackwater
Use Class No. of Premises Floorspace (m²)

A1 19 4867
A2 4 393
A3 1 92
A4 2 559
A5 3 334
C3 1 53
D1 3 318
N/a 2 101
SG 3 750
Total 38 7466

Hook
Use Class No. of Premises Floorspace (m²)

A1 21 2201
A2 4 350
A3 3 1310
A4 1 898
A5 4 329
B1 6 1527
D1 4 1211
Total 43 7826

Yateley
Use Class No. of Premises Floorspace (m²)

A1 38 5740
A2 8 1123
A3 4 304
A4 3 1086
A5 6 1151
B1 3 532
D1 3 359
SG 4 966
Total 69 11262

Source: Consultant's Survey (2005); Goad 
Experian (2005) for Fleet.
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APPENDIX B 

Retail Health Check Proforma 
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TOWN CENTRE HEALTH CHECK ASSESSMENT

Q1. Centre ID:

Q2. Centre Name: Q4. Date/Time of Survey:

Q7. No. Multiples:

No. Fresh Food Providers

Health Centre / Doctors Surgery

Community Centre

Leisure /Sports Provision

Petrol Station (no convenience store)

Employment Area

Library

Pub

Photo ID:

Major:

Minor:

10 items of fruit or 
vegetables or more

< 10 items

Q8.Community Facilities:

School

Within Centre Within 400m Within 800m

Q3. Ward:

Petrol Station (with convenience store)

Q9. Quality of Public Realm

a) Conditions of carriage way and pedestrian 
surface, street lights, bollards, signs, traffic signs 
and signals

Criteria:
   Rating:   
(1-5 or N/A) Comments:

b) Seats, planters, litter bins, public art             
(paint work, broken, parts missing, not working)

c) Public facilities, telephones, bus stop/shelters 
(paint work, pointing, broken, uneven, parts 
missing, badly sited)

d) Graffiti, fly posting, vandalism

e) Market stalls / street traders               
(tidiness, waste disposal, appropriateness)

f) Barriers to movements                         
(servicing traffic, lack of safe crossing 
facilities, illegal access, parking)

Cash Point

(Very Good = 5, Good = 4, Adequate = 3, Poor = 2, Very Poor = 1)

g) Cycle parking                                         
(formal or informal, availability, capacity)

h) Maintenance and repair of buildings, shop 
fronts and canopies, use of roller shutters

Q6. Extent and Type of Upper Floor uses:

Public Toilets



TOWN CENTRE HEALTH CHECK ASSESSMENT

i) Personal security                                    
(CCTV coverage, ambience, unlit spaces, 
surveillance)

j) Wheel chair access                                       
(ramps, dropped kerbs, obstructions, facilities for 
blind / partially sighted)

k) Rear Access                                                    
Comment on, suitability for servicing, condition, 
access to upper floor uses

Q10. Accessibility

To the Centre:

Car                                 
(promimity to strategic routes)

Score 
(1-5) Comments:

Train  (proximity and quality 
of link to centre)

Pedestian Routes        
(density and quality)

With in the Centre:

Adequacy of Car Parking         
(No. spaces, location and 
capacity)

Adequacy of Bus Provision 
(location, shelter, countdown, 
information)

Pedestian Flows                      
(location of anchors and trip 
generatiors)

Q11. Opportunities for Change

(Expansion, improvement, diversification, consolidation, managed decline)

Q9. Quality of Public Realm - Continued

Criteria:
   Rating:   
(1-5 or N/A) Comments:

(Very Good = 5, Good = 4, Adequate = 3, Poor = 2, Very Poor = 1)

Score 
(1-5)
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APPENDIX C 

Household Survey Proforma 
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HART RETAIL CAPACITY STUDY  
HOUSEHOLD SURVEY 
 
Demographics 
 
 
Name 
 

 

Address 
 

 

Postcode 
 

 

Tel Number 
 

 

Age: 
 

No age brake suggested  

Sex Male/Female 

 
Q.1 Which of the following Town Centres do you consider that you live closest 
to? Please indicate the average drive time to the centre. 
Note: One answer only 
 
Town Centre Identification 
  Closest Centre 

(Tick) 
Average Drive 
Time (minutes) 

Fleet Town Centre   
Blackwater Town Centre   
Yateley Town Centre   
Hook Village Centre   
Q1 A. Average travel time to the 
centre  

999 = NO RESPONSE 

 
Household Profile 
  
Q.2 Including yourself, could you please tell me how old each member of your 
household is, whether they are male/female and what their working status is? 
 
 Age Sex Working Status 
Person 1 (you)  F/M  
Person 2  F/M  
Person 3  F/M  
Person 4  F/M  
Person 5  F/M  
Person 6  F/M  
 
 

Key Working Status 
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1. Full Time employment 2.Part tIme employment 
3. Retired 4. Unemployed 
5. Sick or Disabled 6. Student 16 or over or trainee 
7. Pre-school/under 16 at school 8. Other not working 
 
Q.3 Is your home…? 
 
Owner occupied  
Rented from the Council  
Rented from housing association  
Rented from private landlord  
Shared ownership  
Other (write in)  
  
 
Q.4 Would you please chose the group in which you would place your total 
household income from all sources, before all taxes and deductions? As for 
the rest of your answers this information will be treated in the strictest 
confidence. 
 
A Under £ 3,000 
B £ 3,001 – 5,000 
C £ 5,001 – 10,000 
D £ 10,001 – 15,000 
E £ 15,001 – 20,000 
F £ 20,001 – 30,000 
G £ 30,001 – 40,000 
H £ 40,001 – 50,000 
I £ 60,001 – 70,000 
J £ 70,001 – 80,000 
K £ 80,001 – 90,000 
L £ 90,001 – 100,000 
M £ 100,001 – 150,000 
N > £ 150,001 
O Refused 
 
 
Use of Town Centre 
Q.5 How often do you visit your closest Town Centre XXX (fill in with name of 
the centre as above Q1) for ….record below 
 Every 

Day 
2-6 
Day 

a 
Week

Once 
a 

Week

Once a 
Fortnight

Once 
a 

Month

Once 
a 

Year  

Less 
Often 

Never 

1) For the use of 
Public Transport 
(eg. Train Station 
etc..) 
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2) Shopping         
3) Pubs         
4) Restaurants         

5) Night clubs         

6)Church/religious 
service 

        

7) Library         

8)  Health and 
fitness  

        

9) Job/Job 
related 

        

10) Other - 
Specify 

        

 
Q.6 In general are you making use of … Town Centre (fill in with closest Town 
Centre as Q.1)) over the last five years (or since you moved in the locality)? 
 
Options Please Tick relevant option 
Less  
More  
About the same  
Never Use It  
 
Shopping Habits 
 
Please clarify to the interviewee that these question relate to their 
average year-round shopping habits. 
 
FOOD 
Q.7 Where do you do most of your household’s main food shopping (year-
round)? 
One answer only 
 

Study Area Town and Village 
Centres 

Please Tick relevant option 

Fleet Town Centre  

Blackwater Town Centre  

Yateley Town Centre  

Hook Town Centre  

Others  
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Q.8 If selected others in Q.7: Where else has your household bought food in 
the last six months? 
 

Other Town & Village Centres Please Tick relevant option 

Farnham  

Camberley  

Alton  

Guilford  

Bracknell  

The Meadows  

Out of Town Shopping Centres  Specify Shopping Centre Name:  

Others Specify Closest 
Centre: 

 
 
Q.9 What mode of transport do you use most often when you do your main 
food shopping? 
 

Options Please Tick relevant option 

Own car  

Shared car  

Motorbike  

Walk  

Taxi  

Train  

Bicycle  
Bus  

Underground  
Other (Write In)  
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Q.10 During the last year, on average, how much money does your 
household spend per week on items bought from supermarkets?  
Note: One answer only 
 

Options Weekly 
Spending 

 

A £ 1-10 

B £ 11- 20 

C £ 21- 30 

D £ 31- 40 

E £ 41- 50 

F £ 51- 60 

G £ 61- 70 

H £ 71- 90 

I £ 91- 120 

J £ 121 - 150 

K £  151- 200 

L £  201- 250 

M £  251- 300 

N £ 300 & Over 

 
 
 
NON FOOD 
 
Q.11. Where does your household go most often to buy products such as 
clothing, footwear and other fashion goods (year-round)? 
Note: If answer is ‘Not Buy’ ask ‘If your household were going to buy’… 
 

Options  

Fleet Town Centre  

Black Water Town 
Centre 

 

Yateley Town Centre  

Hook Town Centre  
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Others  
 
Q.12. If selected others in Q.6: Which other centres has your household used 
in the last 6 months to buy products such as clothing, footwear and other 
fashion goods? 
 

Options  

Other Town & Village 
Centres 

 

Farnham  

Camberley  

Alton  

Guilford  

Bracknell  

The Meadows  

Out of Town Shopping 
Centres (List) 

Specify Shopping Centre Name: 

Others Specify Closest 
Centre: 

 
Q.13 Where does your household go most often to buy products such as 
washing machines, fridges, furniture and DIY items for your household (year-
round)? 
Bare in mind that this could include a large out-of-town-centre retail 
store. 
Note: If answer is ‘Not Buy’ ask ‘If your household were going to buy’… 
 

Town & Village Centres 
in the Study Area 

 

Fleet Town Centre  

Black Water Town Centre  

Yateley Town Centre  

Hook Town Centre  

Others  

Other Town & Village 
Centres 

 

Farnham  
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Camberley  

Alton  

Guilford  

Bracknell  

The Meadows  

Out of Town Shopping 
Centres 

Specify Shopping Centre Name: 

Retail Warehouses Specify Shopping Centre Name: 

Others Specify  
Type of Store: 
Centre (closest): 

 
Q.14 Which made of transport do you use most often when you shop for non-
food items? 
 

Options  

Own car  

Shared car  

Motorbike  

Walk  

Taxi  

Train  

Bicycle  

Bus  

Underground  

Other (Write In)  

 
Q. 15. a On average, how much money does your household spend per 
month on personal goods such as clothing, footwear and other fashion goods 
(year-round)? 
Note: One answer only. 
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Options Monthly Spending   

A £ 1- 45 

B £ 46 - 85 

C £ 86 - 125 

D £ 126 - 170 

E £ 171- 210 

F £ 211- 250 

G £ 251- 300 

H £ 301- 380 

I £ 381- 500 

J £ 501 - 630 

K £  631- 840 

L £  841 – 1,050 

M £  1,051- 1,260 

N £  1,261 & Over 

 
 
Q.15. b On average, how much money does your household spend per month 
on leisure goods such as books and CD’s (year-round)? 
Note: One answer only. 
 
 

Options Monthly Spending   

A £ 1- 45 

B £ 46 - 85 

C £ 86 - 125 

D £ 126 - 170 

E £ 171- 210 

F £ 211- 250 

G £ 251- 300 
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H £ 301- 380 

I £ 381- 500 

J £ 501 - 630 

K £  631- 840 

L £  841 – 1,050 

M £  1,051- 1,260 

N £  1,261 & Over 

 
Q.16.a Approximately how much money did you spend in the last year on 
small electrical goods such as CD players and video players? 
Note: One answer only 
 

Options Year Spending  

A £ 1- 520 

B £ 521 - 1,040 

C £ 1,041- 1,560 

D £ 1,561 - 2,080 

E £ 2,081 - 2,600 

F £ 2,601 - 3,120 

G £ 3,121 - 3,640 

H £ 3,641 - 4,680 

I £ 4,681 – 6,240 

J £ 6,241 – 7,800 

K £ 7,801– 10,400 

L £ 10,401 – 13,000 

M £ 13,001 – 15,600 

N £ 15,601 and Over 
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Q.16.b Approximately how much money did you spend in the last year on 
goods such as washing machines, furniture, fridges and DIY? 
Note: One answer only 
 

Options Year Spending (Q. 13.a 
& Q. 13.b) 

 

A £ 1- 520 

B £ 521 - 1,040 

C £ 1,041- 1,560 

D £ 1,561 - 2,080 

E £ 2,081 - 2,600 

F £ 2,601 - 3,120 

G £ 3,121 - 3,640 

H £ 3,641 - 4,680 

I £ 4,681 – 6,240 

J £ 6,241 – 7,800 

K £ 7,801– 10,400 

L £ 10,401 – 13,000 

M £ 13,001 – 15,600 

N £ 15,601 and Over 

 
 
TOWN CENTRE QUALITATIVE ASSESSMENT 
 
Q. 17 What do you like about the shopping in XXX (fill in with closest town 
centre as Q.1) Town Centre? 
Note: Multiple responses 
 

Good range of shops  

Good supermarkets  

Good range of services  

Competitive prices  

Street market  
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Close to home or work/can 
walk/cycle 

 

Good walk/cycle ways  

Able to park outside shops  

Easy parking/good car parks  

Good bus service  

Good rail service  

Good access for disabled 
people 

 

Others  

Nothing  

Don’t know  

 
Q.18. What do you like about XXX (fill in with closest Town Centre as Q.1) 
Town Centre’s layout and atmosphere? 
Note: Multiple responses 
 
 

Attractive environment/nice 
place 

 

Clean and well maintained 
streets 

 

Compact shopping 
centre/enclosed shopping 
centre 

 

Safe/secure (cctv)  

Friendly people/community  

Other (write in)  

Nothing  

Don’t know  

 
Q. 19 What do you dislike about the shopping in XXX (fill in with closest 
Town Centre as Q.1) Town Centre? 
Note: Multiple responses 
 

Poor range of shops  

No good supermarkets  
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Too expensive  

Poor quality goods  

Unattractive shops  

Traffic congestion  

Lack of parking  

Cost of parking  

Poor bus service  

Poor rail service  

Poor tube service  

Poor access/facilities for 
disabled people 

 

Others  

Nothing  

Don’t know  

 
Q.20. What do you dislike about XXX (fill in with closest Town Centre as Q.1) 
Town Centre’s layout and atmosphere? 
Note: Multiple responses 
 

Unattractive environment  

Streets dirty/badly maintained  

Danger from vehicles  

Poor security/unsafe  

Poor street lightening  

Pollution  

Basic layout  

Anti-social behaviour  

Vandalism/graffiti  

Others  

Nothing  
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Don’t know  

 
 
Q.21 Please indicate 3 particular shops or recreational facilities (cafes, 
restaurants, bars, cinema) you consider missing from the XXX (fill in with 
closest Town Centre as Q.1) Town Centre. 
Note: Please associate answer to relevant category within the list below 
(circle relevant code). You are not suppose to read all categories, only give 
examples when requested. 
 

Food Please circle relevant 
codes 

CTN & Convenience Store 1 

Groceries & Frozen Food 2 

Baker 3 

Butcher 4 

Greengrocers 5 

Fishmongers 6 

Off Licence 7 

Non Food Please circle relevant 
codes 

Footwear & Repairs 8 

Clothing 9 

Furniture, carpets & textiles 10 
Books, arts/crafts, stationers/copy, 
photo 11 
Electricals, home entertainments, 
phones, video 12 

DIY, hardware & household goods 13 

Gifts, china, glass, leather goods 14 

Cars, motorcycles, & accessories 15 

Chemists, toiletries & opticians 16 

Variety, department & catalogue 17 

Florists & garden 18 

Sports, toys, cycles & hobbies 19 
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Jewellers, clocks & repairs 20 

Charity shops 21 

Other Comparison 22 

Recreational Facilities Please circle relevant 
codes 

Restaurants & Cafes (A3 Use) 
(Sandwich Bar A1) 25 

Drinking Establishments (A4 Use) 26 

Hot Food Takeaway (A5 Use) 27 

Internet Café (A1) 28 

Hairdressing, beauty & health 29 

Bookmakers (A2) 30 

Launderette (S/G) /Dry cleaners (A1) 31 

Travel Agents (A1) 32 

Banks & Financial Services (A2) 33 

Estate Agents (A2) 34 

Employment Agencies (A2) 35 

 36 
 
Q.22 What improvements or new facilities would encourage you to make 
more use of XXX (fill in with closest Town Centre as Q.1)? 
 

More major shops and stores  

Bigger or better supermarket  

Better range of shops  

Better quality shops  

More entertainment/leisure 
facilities 

 

More restaurants/cafes  

On street 
entertainment/attraction 

 

More parking  

Closer parking  
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Lower parking charges 
 

Better bus services/ bus station  

Better pedestrian access  

Better cycle ways  

Cleaner/better maintained 
streets and pavements 

 

More paved areas with no 
traffic/pedestrianisation 

 

More/better seats and flower 
displays and litter bins etc… 

 

More/better public toilets 
 

 

Closed circuit TV cameras for 
security 

 

Better facilities for disabled 
people 

 

Reduced traffic levels/pollution  

Nothing/Very little  

Other (Write in)  

Don’t know  

 
 
ADDITIONAL QUESTIONS 
 
Q. 23 Hart District Council is considering what kind of development should be 
encouraged within the Town Centres in the future. In your opinion, what type 
of development should be given priority (fill in for closest Town Centre as 
Q.1)? 
Note: Please rank these developments in order of importance “1” being the 
most important. 
 

Shops  

Restaurants/Cafes  

Leisure/entertainment  

Employment  

Housing  

Public transport facilities  

Mix of the above  
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APPENDIX D 

Detailed Household Survey Results 
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A. USE OF TOWN CENTRE 

Q.1: Which of the following Town Centres do you consider that you live 
closest to? Please indicate the drive time to the centre. 

Table A.1 - Town Centre Proximity 

Town Centre 
Closest town centre 
% of Respondents  

Average Drive Time  
(minutes) 

   

Fleet Town Centre 52.2 10 

Blackwater Town Centre 12.5 6 

Yateley Town Centre 21.8 5 

Hook Village Centre  13.5 6 

TOTAL 100 - 

Base: 1,000 respondents 
 

People that never visit any of the Town Centres have been excluded from the 
rest of the analysis as not part of the catchment area. 

Q.5: How often do you visit your closest Town Centre? 

Table A.2 - Use of Fleet Town Centre  

 Every 
Day 

2-6 Days 
per week 

Once  a 
week 

Once  a 
month 

Once  a 
Year 

Less 
Often 

Never 

 % of all respondents 
For use of public 
transport (eg train 
station) 

3.1 4.4 5.4 8.4 5.6 6.5 66.7 

Shopping 6.5 31.2 27.8 10.9 2.9 4.0 16.7 

Pubs 1.1 3.3 10.3 11.1 3.3 5.4 65.5 

Restaurants 0.8 2.3 11.9 24.7 7.7 8.6 44.1 

Night clubs 1.0 0.4 2.1 1.0 0.6 2.9 92.1 
Church/religious 
service 0.8 1.3 3.6 2.9 1.1 2.9 87.4 

Library 0.8 2.3 9.0 13.6 5.6 3.4 65.3 

Health and fitness  1.0 4.4 2.9 1.9 0.4 2.5 87.0 
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 Every 
Day 

2-6 Days 
per week 

Once  a 
week 

Once  a 
month 

Once  a 
Year 

Less 
Often 

Never 

Job/Job related 2.9 3.8 0.8 1.0 0.8 1.5 89.3 

Other - Specify 0.4 0.6 2.3 1.3 0.4 0.8 94.3 

Base: 522 respondents 
 

The uses mention under ‘other’ included: bank, doctor/dentist/chemist, meet 
friends, hairdresser, school trip, study/college, specific shop, solicitors. 

Table A.3 – Use of Blackwater Town Centre Visits 

 Every 
Day 

2-6 Days 
per week 

Once  a 
week 

Once  a 
month 

Once  a 
Year 

Less 
Often 

Never 

 % of all respondents 
For use of public 
transport (eg train 
station) 

1.6 3.2 6.4 10.4 7.2 6.4 64.8 

Shopping 5.6 20.8 22.4 13.6 2.4 4.8 30.4 

Pubs 1.6 4.8 9.6 2.4 2.4 2.4 76.8 

Restaurants 0.0 0.8 6.4 15.2 8 0.0 69.6 

Night clubs 0.0 0.0 1.6 0.0 0.0 0.8 97.6 
Church/religious 
service 0.0 0.0 3.2 0.8 4 0.8 91.2 

Library 0.0 0.0 0.8 2.4 0.0 1.6 95.2 

Health and fitness  0.0 0.0 1.6 0.8 0.0 0.0 97.6 

Job/Job related 2.4 0.0 1.6 0.8 0.0 1.6 93.6 

Other - Specify 0.0 2.4 3.2 4 0.8 0.8 88.8 

Base: 125 respondents 
 

The uses mention under ‘other’ included: bank, doctor/dentist/chemist, 
hairdresser, post office, giving son/daughter a lift, petrol/garage, specific shop, 
walking. 

Table A.4 - Use of Yateley Town Centre Visits  

 Every 
Day 

2-6 Days 
per week 

Once  a 
week 

Once  a 
month 

Once  a 
Year 

Less 
Often 

Never 

 % of all respondents 
For use of public 
transport (eg train 
station) 

0.0 1.4 3.7 0.9 1.4 3.7 89.0 

Shopping 4.1 29.8 23.9 10.6 1.8 2.3 27.5 

Pubs 0.0 4.6 9.2 15.1 3.7 5.5 61.9 
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 Every 
Day 

2-6 Days 
per week 

Once  a 
week 

Once  a 
month 

Once  a 
Year 

Less 
Often 

Never 

Restaurants 0.0 1.4 9.2 19.7 8.3 3.7 57.8 

Night clubs 0.0 0.5 0.0 0.0 0.0 2.3 97.2 
Church/religious 
service 0.0 1.4 3.2 2.3 6.4 5.0 81.7 

Library 0.0 1.8 7.8 13.8 1.8 3.2 71.6 

Health and fitness  0.9 3.7 5.5 3.2 1.4 2.3 83.0 

Job/Job related 2.8 2.3 0.9 0.9 0.0 1.8 91.3 

Other - Specify 1.8 2.3 1.8 1.8 0.5 1.8 89.9 

Base: 218 respondents. 
 

The uses mention under ‘other’ included: bank, doctor/dentist/chemist, 
hairdresser, meeting friends, school trip, post office, giving son/daughter a lift, 
petrol/garage, specific shop, Lions Club, walking, to the park. 

Table A.5 - Use of Hook Town Centre Visits  

 Every 
Day 

2-6 Days 
per week 

Once  a 
week 

Once  a 
month 

Once  a 
Year 

Less 
Often 

Never 

 % of all respondents 
For use of public 
transport (eg train 
station) 

0.7 8.9 8.1 8.1 3.7 6.7 63.7 

Shopping 11.9 37.0 25.2 6.7 0.7 4.4 14.1 

Pubs 0.7 6.7 11.9 14.1 3.0 6.7 57.0 

Restaurants 0.0 2.2 9.6 19.3 6.7 7.4 54.8 

Night clubs 0.7 0.0 3.0 0.0 0.0 4.4 91.9 
Church/religious 
service 0.0 0.0 3.0 1.5 1.5 6.7 87.4 

Library 0.0 0.0 1.5 2.2 0.7 6.7 88.9 

Health and fitness  0.0 2.2 2.2 0.7 0.0 5.2 89.6 

Job/Job related 0.7 0.0 0.0 0.0 0.0 4.4 94.8 

Other - Specify 0.7 0.0 2.2 1.5 0.0 0.0 95.6 

Base: 135 respondents. 
 

The uses mention under ‘other’ included: hairdresser, post office, giving 
son/daughter a lift, Elizabeth Hall. 
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Q.6: In general, have you been making use of your closest Town Centre more 
or less over the last five years? 

Table A.6 – Proportion of people that have modified their use of Town Centre 
(last 5 years1) 

 Less use More use About the 
Same 

Never Use it 

 % of all respondents 

Fleet Town Centre 21.8 16.5 48.1 13.6 

Blackwater Town Centre 14.4 15.2 55.2 15.2 

Yateley Town Centre 19.7 11.0 55.0 14.2 

Hook Village Centre  14.1 25.2 54.1 6.7 

TOTAL 19.4 16.3 51.3 13.0 

 

SHOPPING HABITS 

The shopping habits of people within the catchment area have been analysed 
with reference to their average, year-round shopping habits. We have 
distinguished two different profiles for Convenience (Food) and Comparison 
Goods (Non-Food). 

CONVENIENCE GOODS 

Q.7/8: Where do you do most of your household’s main shopping for 
convenience goods? 

Table 0.1 –  Convenience Shopping Main Locations 

Centre % of respondents 

Fleet Town Centre 26.7 

Blackwater Town Centre 5.6 

Yately Town Centre 7.2 

Hook Village Centre 9.6 

Other 50.9 

                                            
1 Or since they moved in the locality if less than 5 years. 
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Centre % of respondents 

TOTAL 100 

  

Breakdown of other responses % of total respondents 

Camberley 10.7 

The Meadows 10.2 

Bracknell 1.7 

Alton 0.7 

Guildford 0.1 

TOTAL 50.9 

 
 
Q.9: What mode of transport do you use most often when you do your main 

food shopping? 

Table 0.2 – Use of Transportation (Convenience Shopping) 

Medium of Transportation % of Total 
Respondents 

Car (own) 87.3 

Car (Shared) 3.8 

Motorbike 0.0 

Walk 4.5 

Taxi 0.1 

Train 0.1 

Bicycle 0.1 

Bus 2.1 

Underground 0 

Other 2.0 
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Q.10: During the last year, how much money did your household spend on 
average per week on items bought from supermarkets? 

Table 0.3 – Convenience Goods Expenditure (weekly) 

Weekly Expenditure 
% of  Total 
Responde

nts 
Zone 1 Zone 2 

£ 1-10 1 1.1 0.9 

£ 11- 20 3.4 3.4 3.4 

£ 21- 30 9.3 10.3 6.4 

£ 31- 40 10.9 10.9 10.7 

£ 41- 50 14.2 14.2 14.1 

£ 51- 60 11.7 12.1 10.7 

£ 61- 70 9.1 9.2 9.0 

£ 71- 90 9.8 9.9 9.0 

£ 91- 120 14.3 13.4 17.1 

£ 121 - 150 5.6 5.4 6.0 

£  151- 200 1.2 1.1 1.7 

£  201- 250 0.5 0.4 0.9 

£  251- 300 0.3 0.3 0.4 

£ 300 & Over 0.2 0.3 0.0 

Refused to say 8.5 8.2 9.8 

TOTAL 100 100 100 

 
Table 0.4 – Total Weekly Average Expenditure on Convenience Goods 

 Average weekly spend (£) 

All respondents 66 

Zone 1 65 

Zone 2 98 
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COMPARISON GOODS (NON-FOOD) 

Q.11/12: Where does your household go most often to buy products such as 
clothing, footwear and other fashion goods? 

Q.13: Where does your household go most often to buy products such as 
washing machines, fridges, furniture and DIY items for your household? 

Table 0.5 – Comparison Shopping Main Locations 

 Clothing, Footwear & 
Other Fashion Goods 

Washing Machines, 
Fridges, Furniture & 

DIY 

 % of respondents 

Fleet Town Centre 23.8 21.7 

Blackwater Town Centre 2.4 1.4 

Yately Town Centre 2.2 0 

Hook Village Centre 2.7 1.6 

Other 68.9 75.3 

TOTAL 100 100 

   

Breakdown of other responses % of respondents 

Abingdon 0.0 0.1 

Abroad 0.2 0.0 

Aldershot 1.2 0.6 

Alton 0.6 0.4 

Ashvale 0.0 0.1 

Basingstoke 11.5 8.6 

Bennett 0.0 0.1 

Bracknell 2 2.4 

Camberley 23.3 11.4 

Cookham 0.1 0.0 

Crowthorne 0.2 2.2 

Farnborough 2.2 21.1 

Farnham 5.7 8.3 

Frimley 0.0 0.3 

Guilford 9.7 1.4 

Harper Gate 0.0 0.1 
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 Clothing, Footwear & 
Other Fashion Goods 

Washing Machines, 
Fridges, Furniture & 

DIY 

High Wycombe 0.0 0.2 

Kingston 0.4 0.1 

London 0.3 0.2 

Newbury 0.1 0.0 

Odiham 0.1 0.0 

Poole 0.1 0.0 

Portsmouth 0.1 0.1 

Reading 8.8 7.3 

Sandhurst 0.0 0.3 

Slough 0.1 0.0 

Southampton 0.2 0.1 

Southport 0.1 0.0 

Tadley 0.0 0.1 

Upper Hale 0.0 0.1 

Winchester 0.2 0.0 

Windsor 0.1 0.0 

Wokingham 1.4 0.6 

   

No where specific / Anywhere 0.8 0.6 

Doesn t Apply / Haven t Bought 0.0 2.6 

Don t Know / Doesn t Shop for Clothes 0.5 1.4 

   

ACE 0.0 0.1 

B&Q 0.0 1.1 

Brent Cross 0.0 0.1 

Catalogues 1.3 0.4 

Comet 0.0 1.0 

Currys / Dixons 0.0 1.4 

Homebase 0.0 0.1 

Icelands 0.0 0.2 

Internet 0.3 5.5 

John Lewis 0.0 0.4 

Local Companies 0.0 0.1 
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 Clothing, Footwear & 
Other Fashion Goods 

Washing Machines, 
Fridges, Furniture & 

DIY 

Marks and Spencer 0.1 0.0 

Oracle Shopping Centre 0.1 0.0 

Sainsburys 0.1 0.0 

Tescos 0.0 0.1 

The Meadows 4.9 3.3 

TV Shopping Channels 0.1 0.0 
Note: percentages do not sum to 100% as some respondents gave more than one location under 
‘other’. 
 
 
Q.14: Which mode of transport do you use most often when you shop for non-

food items?  

Table 0.6 - Use of Transportation (Comparison Shopping) 

Medium of Transportation % of Total 
Respondents 

% of Zone 1 
respondents 

% of Zone 2 
respondents 

Car (own) 89.4 89.3 89.7 

Car (Shared) 4.2 4.1 4.7 

Motorbike 0.1 0.1 0.0 

Walk 1.7 1.8 1.3 

Taxi 0.4 0.4 0.4 

Train 0.6 0.5 0.9 

Bicycle 0.1 0.1 0.0 

Bus 2.5 2.4 2.6 

Underground 0.0 89.3 99.6 

Other 1.0 1.2 0.4 

 
The responses included under ‘other’ were: have it delivered, internet, 
someone else gets the shopping. 

Q.15: On average, how much money does your household spend per month 
on:  

i. personal goods such as clothing, footwear and other fashion goods? 

ii. leisure goods such as books and CDs? 

iii. Small electrical goods, such as CD players and video players? 

iv. Goods such as washing machines, furniture, fridges and DIY? 
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Table 0.7 – Monthly Goods Expenditure 

Clothing, footwear & other fashion 
goods Leisure goods (books, CDs etc) 

Monthly 
expenditure (£) % of 

respondents 

% of 
Zone 1 

responde
nts 

% of 
Zone 2 

responde
nts 

% of 
respondents 

% of Zone 
1 

responde
nts 

% of Zone 
2 

responde
nts 

Zero 41.7 42.8 0.0 16.5 18.3 11.1 

1 – 45 18.9 19.2 38.5 57.6 57.2 58.1 

46 – 85 12.0 11.8 17.5 7.3 7.1 8.1 

86 – 125 5.5 5.5 12.8 3.8 4.1 3.0 

126 – 170 6.3 6.2 5.6 2.4 2.1 3.4 

171 – 210 2.0 1.4 6.8 2.1 1.6 3.8 

211 – 250 0.6 0.7 3.8 0.5 0.3 1.3 

251 – 300 0.6 0.3 0.4 0.2 0.1 0.4 

301 – 380 0.5 0.4 1.7 0.0 0.0 0.0 

381 – 500 0.1 0.0 0.9 0.0 0.0 0.0 

501 – 630  41.7 0.0 0.4 0.3 0.4 0.0 

631 – 840 0.0 0.0 0.0 0.0 0.0 0.0 

841 – 1,050 0.1 0.0 0.4 0.0 0.0 0.0 

1,051 – 1,260 0.1 0.0 0.4 0.0 0.0 0.0 

Over 1,250 0.0 0.0 0.0 0.4 0.5 0.0 

Refused  11.6 11.7 10.7 8.9 8.3 10.7 

 
Table 0.8 – Annual Goods Expenditure 

Small electrical goods Washing machines, furniture, fridges, 
DIY 

Annual expenditure 
(£) % of 

respondents 

% of 
Zone 1 

responde
nts 

% of 
Zone 2 

responde
nts 

% of 
respondents 

% of Zone 
1 

responde
nts 

% of Zone 
2 

responde
nts 

Zero 27.2 29.6 19.7 31.8 34.1 24.4 

1 – 520 49.0 47.4 53.4 35.9 33.6 42.7 

521 – 1,040 6.4 7.1 4.3 8.7 9.6 6.0 

1,041 – 1,560 3.8 4.1 3.0 4.3 4.5 3.8 

1,561 – 2,080 1.9 1.3 3.8 4.4 4.3 4.7 

2,081 – 2,600 1.4 1.4 1.3 2 1.3 4.3 

2,601 – 3,120 0.6 0.1 2.1 1 0.9 1.3 
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Small electrical goods Washing machines, furniture, fridges, 
DIY 

Annual expenditure 
(£) % of 

respondents 

% of 
Zone 1 

responde
nts 

% of 
Zone 2 

responde
nts 

% of 
respondents 

% of Zone 
1 

responde
nts 

% of Zone 
2 

responde
nts 

3,121 – 3,640 0.2 0.0 0.9 0.5 0.4 0.9 

3,641 – 4,680 0.0 0.0 0.0 0.3 0.3 0.4 

4,681 – 6,240 0.1 0.1 0.0 0.6 0.5 0.9 

6,241 – 7,800 0.0 0.0 0.0 0.1 0.1 0.0 
7,801 – 10,400 0.0 0.0 0.0 0.1 0.1 0.0 
10,401 – 13,000 0.0 0.0 0.0 0.2 0.3 0.0 
13,001 – 15,600 0.0 0.0 0.0 0.0 0.0 0.0 

Over 15,600 0.4 0.5 0.0 0.3 0.3 0.4 

Refused  9.0 8.3 11.5 9.8 9.7 10.3 

 
Table 0.9 – Total Yearly Average Expenditure on Comparison Goods 

 Total Respondents Zone 1 Zone 2 

Clothing, footwear & other fashion goods 920 849 1,154 

Leisure goods (books, CDs etc) 510 511 511 

Small electrical gods 430 356 454 

Washing machines, furniture, fridges DIY 585 565 617 
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QUALITATIVE ASSESSMENT 

Q.17: What do you like about the shopping in your nearest Town Centre? 

Table 0.1 – Preferred Qualities of Main Town Centres Retail Offer (% of 
respondents) 

 Fleet TC Blackwater 
TC Yateley TC Hook VC 

Close to work/home – can walk/cycle 35.6 30.4 37.2 38.5 

Nothing 18.8 28 35.8 13.3 

Good Range of Shops 25.1 12 3.2 17.0 

Good Supermarkets 6.3 4 13.3 14.1 

Good Car parks/Easy Parking 10.9 1.6 5.0 7.4 

Good Range of Services 4.6 5.6 2.3 6.7 

Good Walk/Cycle Ways 3.6 3.2 3.7 6.7 

Street Markets 4.6 0.8 0.5 0.0 

Convenient / easy / quick 1.9 2.4 0.9 3.7 

Competitive Prices 1.9 2.4 0.9 0.7 

Able to park outside shops 2.1 0.8 1.4 0.7 

Waitrose 1.1 0.0 1.8 0.0 
Good for food / good butchers and bakers 0.6 0.0 1.8 0.0 
Good atmosphere / nice town / sense of 
community 0.8 0.0 1.4 0.0 

Prefer to supply local shops / individual shops 1.0 0.0 0.5 0.0 
Has specific shops like vets, hairdressers, 
material shop 0.4 0.8 0.5 1.5 

Good Bus Service 1.0 0.0 0.0 0.0 
Good Access for Disabled People 0.8 0.0 0.5 0.0 
Places to rest 0.8 0.0 0.0 0.0 
Not very busy 0.4 0.0 0.5 0.0 
Good Rail Service 0.2 0.8 0.0 0.0 
Restaurants 0.4 0.0 0.0 0.0 

NOTE: Respondents who responded “don’t know” have been excluded from this analysis. 
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Q.18: What do you like about the layout and atmosphere of your closest Town 
Centre? 

Table 0.2 – Preferred Qualities of Main Town Centres Layout & Atmosphere (% 
of respondents) 

 Fleet Town 
Centre 

Blackwater 
Town 
Centre 

Yateley 
Town 
Centre 

Hook 
Village 
Centre 

Nothing 26.8 44.8 39.9 18.5 

Clean and well maintained streets 17.8 10.4 15.6 29.6 

Attractive environment / nice place 19.0 8.8 16.5 24.4 

Friendly people / community 14.8 8.8 22.0 30.4 

Compact shopping centre / enclosed shops 20.7 5.6 5.0 20.7 

Safe / secure 5.7 1.6 4.1 10.4 

Good accessibility / good parking / 
improvements to roads 1.0 1.6 0.5 0.0 

Nothing specific 0.8 1.6 0.5 0.7 

Good supermarkets / shops 0.6 0.8 0.5 0.0 

Well laid out 0.0 0.0 0.5 0.0 

Convenient 0.2 0.0 0.0 0.7 

Pedestrian friendly 0.2 0.0 0.0 0.0 

It is improving 0.2 0.0 0.0 0.0 

 

Q.19: What do you dislike about the shopping in your closest Town Centre? 

Table 0.3 - Faults of Main Town Centres Retail Offer (% of respondents) 

 Fleet Town 
Centre 

Blackwater 
Town 
Centre 

Yateley 
Town 
Centre 

Hook 
Village 
Centre 

Poor range of shops 26.6 22.4 42.2 44.4 

Nothing 32.2 33.6 28.9 23.0 

Lack of parking 12.5 14.4 11.9 19.3 

Traffic congestion 6.3 12.8 4.6 3.0 

Cost of parking 9.6 0.0 0.0 0.0 

Unattractive shops 3.6 2.4 5.5 3.7 

No good supermarkets 2.5 4.8 4.6 3.0 

Poor access/facilities for disabled people 3.6 0.0 3.2 2.2 

Poor quality goods 3.4 1.6 3.2 0.7 
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 Fleet Town 
Centre 

Blackwater 
Town 
Centre 

Yateley 
Town 
Centre 

Hook 
Village 
Centre 

Too much drinking / Too many pubs and 
clubs 3.8 0.0 0.0 0.0 

Too expensive 2.3 0.8 1.4 2.2 

Poor bus service 1.0 0.8 3.2 2.2 

Car parking needs to be explained clearly 0.4 0.8 1.4 3.7 

Poor rail service 0.8 0.0 1.4 0.0 

Too many restaurants / Food shops 1.1 0.0 0.5 0.0 

No main centre / No character 0.4 0.0 1.8 0.0 
Overcrowded / Would like the town centre 
to be bigger 0.4 1.6 0.0 1.5 

Poor Redevelopment / Old Fashioned / Not 
as nice as it used 0.6 0.8 0.9 0.0 

Poor tube service 0.8 0.0 0.9 0.0 

The shops are to close together 0.2 0.0 2.3 0.0 

Not enough facilities / amenities 0.6 1.6 0.0 0.0 
Poor road maintenance / Poor path 
maintenance 1.0 0.0 0.0 0.0 

Too many charity shops 0.8 0.0 0.0 0.0 

Dirty 0.6 0.0 0.0 0.0 

Nothing specific 0.4 0.0 0.0 0.7 

Needs to be pedestrianised 0.4 0.0 0.0 0.0 

No entertainment / Boring 0.2 0.0 0.5 0.0 

No independent shops 0.4 0.0 0.0 0.0 

Not enough cycle paths 0.2 0.0 0.5 0.0 

Poor car access 0.4 0.0 0.0 0.0 

Too far away 0.0 0.8 0.0 0.7 

Needs a bank 0.0 0.0 0.0 0.7 

Poor access with pushchairs 0.2 0.0 0.0 0.0 

Staff in the shops can be offhand 0.2 0.0 0.0 0.0 

Too many estate agents 0.2 0.0 0.0 0.0 

Too many hairdressers 0.2 0.0 0.0 0.0 

Too many Mobile phone shops 0.2 0.0 0.0 0.0 

Vandalism problems 0.2 0.0 0.0 0.0 

Poor services generally 0.0 0.0 0.5 0.0 
School causes huge traffic congestion 
which means no-one com 0.0 0.0 0.5 0.0 

Would like to see the park fixed 0.0 0.0 0.5 0.0 
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Q.20: What do you dislike about the layout and atmosphere of your closest 
Town Centre? 

Table 0.4 - Faults of Main Town Centres Retail Layout & Atmosphere (% of 
respondents) 

 Fleet  Blackwater Yateley  Hook  

Nothing 55.2 44.8 47.2 48.1 

Basic layout 7.7 12 18.3 11.1 

Unattractive environment 6.7 11.2 6.4 11.1 

Streets dirty/badly maintained 4.2 4.8 3.7 3.0 

Anti-social behaviour 4.0 0.0 2.3 0.0 

Danger from vehicles 1.5 7.2 1.4 2.2 

Pollution 1.1 5.6 0.9 3.7 

Poor security/unsafe 2.1 0.0 1.4 3.0 

Poor street lightening 1.1 1.6 1.4 3.7 
Traffic congestion / Road works / Traffic 
lights / People dr 1.5 1.6 2.3 0.7 

Vandalism/graffiti 1.1 1.6 1.8 0.0 

General problems with parking 1.5 0.0 0.9 0.0 

Too spread out 0.2 0.0 3.7 0.0 

Town needs better development planning 0.8 0.0 1.4 1.5 

Too many pubs and Night-clubs 1.5 0.0 0.0 0.0 

There is no main centre / No atmosphere 0.2 0.8 1.4 0.0 
Needs to be pedestrianised / Pavements 
need levelling 0.8 0.0 0.5 0.0 

Nothing specific 0.6 0.8 0.5 0.0 

Too many restaurants 0.8 0.0 0.0 0.0 

Poor public transport 0.6 0.0 0.5 0.0 

Looks old fashioned 0.0 0.8 0.9 0.0 

No culture or community 0.4 0.0 0.5 0.0 

Facilities are now very poor 0.6 0.0 0.0 0.0 

Not enough police 0.2 0.8 0.0 0.0 

Not enough toilets 0.2 0.0 0.0 0.0 

Too many charity shops 0.2 0.0 0.0 0.0 

Too small 0.2 0.0 0.0 0.0 

Not enough variety 0.2 0.0 0.0 0.0 
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Q.21: Please indicate three particular shops or recreational facilities (cafes, 

bars, cinema) that you consider to be missing from your closest Town 
Centre 

Table 0.5 – Rank of Particular Missing Retail and Leisure Facilities 

 Fleet Town 
Centre 

Blackwater 
Town 
Centre 

Yateley 
Town 
Centre 

Hook 
Village 
Centre 

Overall 

FOOD      

Butcher 2 1 2 3 1 

Baker 6 2 1 1 2 

Greengrocers 1 3 3 2 3 

CTN & Convenience Store 2 4 4 4 4 

Fishmongers 4 6 4 6 5 

Groceries & Frozen Food 5 5 6 5 6 

Off Licence 7 7 6 8 7 

Supermarket (Big) 8 7 8 7 8 

Delicatessen 9 9 9 8 9 

      

NON-FOOD      

Clothing 1 1 1 1 1 

Footwear & Repairs 3 2 5 3 2 

DIY, hardware & household goods 5 6 2 2 3 

Variety, department & catalogue 2 3 9 9 4 

Sports, toys, cycles & hobbies 4 3 6 5 5 
Electricals, home entertainments, 
phones, video 6 17 3 4 6 

Books, arts/crafts, stationers/copy, 
photo 7 3 4 8 7 

Furniture, carpets & textiles 8 17 7 7 8 

Cars, motorcycles, & accessories 10 12 11 6 9 

Florists & garden 8 8 8 14 10 

Gifts, china, glass, leather goods 17 6 12 14 11 

Chemists, toiletries & opticians 12 17 10 9 12 

Jewellers, clocks & repairs 16 8 15 9 13 
Privately Owned Shops / Independent, 
Unusual Shops 13 8 12 16 14 

Charity shops 14 12 16 9 15 
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 Fleet Town 
Centre 

Blackwater 
Town 
Centre 

Yateley 
Town 
Centre 

Hook 
Village 
Centre 

Overall 

Other Comparison 24 8 20 9 16 

Music Shop - DVD s, CD s etc. 11 17 20 16 17 
Big Name High St Shops / Shopping 
Centre 17 12 16 16 18 

Haberdashery 19 17 12 16 18 

Pet Shop 19 12 16 16 20 

Restaurants & Cafes 14 17 20 16 21 

Photographic Shop 24 12 20 16 22 

Video Rental Shop 24 17 16 16 23 

A Market 19 17 20 16 24 

Accessories / Bags etc. 19 17 20 16 24 

Computer Shop 19 17 20 16 24 

      

RECREATIONAL & LEISURE ACTIVITIES      

Restaurants & Cafes 2 1 1 2 1 

Cinema 1 2 2 3 2 

Banks & Financial Services 8 3 6 1 3 

Hot Food Takeaway 6 17 4 4 4 

Swimming Pool 16 3 3 8 5 

Drinking Establishments 3 3 6 11 6 

Internet Café 4 9 6 5 7 

Leisure Centre / Sports Centre 4 3 17 5 8 

Launderette 13 3 17 8 9 

Activities for Children / Teens 7 9 6 11 10 

Bowling Alley 8 9 6 11 11 

Hairdressing, beauty & health 8 9 17 8 12 

Travel Agents 11 9 11 11 13 

Library 16 17 17 5 14 
Public Transport Improvements / Train 
Station 16 17 5 11 15 

Post Office 22 3 11 18 16 

Ice Rink 22 9 11 18 17 

Village Hall 22 17 11 11 18 

Bookmakers 11 17 11 18 19 
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 Fleet Town 
Centre 

Blackwater 
Town 
Centre 

Yateley 
Town 
Centre 

Hook 
Village 
Centre 

Overall 

Night Club 16 9 17 18 19 

Park / Outside Areas 13 17 11 18 21 

Pet Shop 22 9 17 18 21 

Employment Agencies 22 17 17 11 23 

Estate Agents 13 17 17 18 24 

Arts Centre 16 17 17 18 25 

Theatre 16 17 17 18 25 

 
 
Q.22: What improvements or new facilities would encourage you to make 

more use of your closest Town Centre? 

 Table 0.6 – Ranking of Improvements Needed to Incentivise Usage of 
Town Centres  

 Fleet Town 
Centre 

Blackwater 
Town 
Centre 

Yateley 
Town 
Centre 

Hook 
Village 
Centre 

Overall 

Nothing/Very little 1 1 2 3 1 

More major shops and stores 2 3 3 2 2 

Better range of shops 3 2 1 1 3 

More parking 4 4 4 6 4 

Better quality shops 5 6 6 8 5 

More entertainment/leisure facilities 7 10 5 5 6 

Bigger or better supermarket 8 5 8 4 7 

Closer parking 8 8 7 9 8 

Lower parking charges 6 21 25 9 9 

More restaurants/cafes 15 8 9 7 10 

Better bus services/ bus station 10 12 10 12 11 
Cleaner/better maintained streets and 
pavements 10 11 12 13 12 

Better pedestrian access 15 12 11 13 13 

Reduced traffic levels/pollution 13 12 12 16 13 

A Cinema 12 21 25 16 15 
More paved areas with no 
traffic/pedestrianisation 13 21 14 16 16 

Better facilities for disabled people 15 12 22 16 17 
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 Fleet Town 
Centre 

Blackwater 
Town 
Centre 

Yateley 
Town 
Centre 

Hook 
Village 
Centre 

Overall 

More/better public toilets 19 12 14 16 18 

Closed circuit TV cameras for security 23 21 14 9 19 
More/better seats and flower displays 
and litter bins etc… 20 12 14 16 19 

Ten Pin Bowling 33 6 25 16 19 

Less Pubs 18 21 25 16 22 
Free Parking - To Promote Quick 
Shopping 21 12 25 16 23 

Improve Train Access - Create a Train 
Station 26 12 14 16 23 

On street entertainment/attraction 33 12 14 13 23 

Better cycle ways 23 21 22 16 26 

Create Parks - Open Spaces 26 21 14 16 26 
Deal with under age drinking / Night time 
violence 21 21 25 16 26 

More Youth Facilities 26 1 14 16 26 

A Department Store 23 1 25 16 30 

Improve Road Network 26 12 25 16 30 

A Library 41 12 25 13 32 

Childrens Play Park 26 21 25 16 32 

Close the night club 26 21 25 16 32 

Less Estate Agents 33 21 22 16 32 

Less Restaurants 26 21 25 16 32 

A Bigger Post Office 33 21 25 16 37 

Close Small Car Park 41 21 25 16 37 

Less Charity Shops 33 21 25 16 37 

Less Road Humps 33 21 25 16 37 

Live Music Venue 33 21 25 16 37 

More Police on the streets 33 21 25 16 37 
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Q.23: Hart District Council is considering what kind of development should be 
encouraged within the Town Centres in the future. In your opinion, what 
type of development should be given priority? 

Table 0.7 – Priorities for new Retail Developments in Main Centres 

 Fleet Town 
Centre 

Blackwater 
Town Centre 

Yateley Town 
Centre 

Hook Village 
Centre 

 Ranking 1 = most important; 7 = least important 

Shops 1 1 1 1 

Restaurants/Cafes 5 3 4 3 

Leisure/entertainment 2 2 2 2 

Employment 4 5 5 5 

Housing 6 6 6 6 

Public transport facilities 3 4 3 4 

Mix of the above 7 7 7 7 

 

 




