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1. Introduction 

1.1 Having previously prepared the Surrey Heath Retail Study in March 20071, Chase 

& Partners were instructed in October 2009 to conduct a more detailed retail need 

assessment for Deepcut.  

1.2 Defence Estates has indicated its intention to release the Princess Royal Barracks 

at Deepcut for residential-led development post 2013. As a result, the Barracks 

site has been identified as a strategic location for new housing development in 

the Council’s emerging Core Strategy and Development Management Policies 

Development Plan Document (DPD). 

1.3 The Council therefore wish to establish whether additional retail floorspace is 

required to support the proposed development at Deepcut and the likely scale of 

provision. This can then inform the emerging Core Strategy and Development 

Management DPD as well as the proposed Supplementary Planning Document 

(SPD) being prepared for Deepcut.  

1.4 The Assessment needs to take into account existing retail provision in the area as 

well as the potential effect that any new development might be expected to have 

on existing local shopping parades in Deepcut and in the neighbouring 

settlements of Frimley Green and Heatherside. 

1.5 The Study therefore conducts a detailed analysis of existing retail behaviour of 

residents in the Deepcut area, the possible need arising from the proposed 

development and the potential effect such development might be expected to 

have on existing centres in the vicinity.   

1.6 In addition to this Introduction the report comprises four further sections: 

• Section 2 provides the background to the development proposals at the 

Princess Royal Barracks site and the scale of development currently 

envisaged there. It also sets out the aims and objectives of the study. 

• Section 3 then sets out the main findings of a household survey 

undertaken in December 2009 in order to establish existing shopping 

behaviour amongst households in the Deepcut area and attitudes 

towards further retail development in the area;  

 
1  Surrey Heath Retail Study Chase & Partners 2007  
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• Section 4 then presents a quantitative need analysis for further 

development based on the results of the household survey and a series 

of development scenarios envisaged for the Princess Royal Barracks site. 

Consideration is also given (in so far as they may be relevant) of the 

findings of the earlier Surrey Heath Retail Study and the Supplementary 

Report for the Camberley Town Centre AAP in December 20072. It also 

considers the likely effect any such development might be expected to 

have on nearby shopping parades and the ranking any designated centre 

at Deepcut may be expected to attain in the future3. 

• Section 5 then sets out our conclusions and recommendations for future 

commercial development at Deepcut – having regard to this quantitative 

analysis as well as a ‘market perspective’ on likely developer interest.  

 
 

 

 
2  ‘Camberley Retail Study – Supplementary Report for Camberley Town Centre Area Action Plan’   

Chase & Partners    December 2007  
3  as per Definitions contained in Annex B Planning Policy Statement 4: Planning for Sustainable 

Economic Growth 
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2. Background to the Study  

2.1 Having originally been established as an army training ground in the late 19th 

Century, Deepcut developed as an army base reaching the height of its use in the 

1950's. Since then the number and extent of the military barracks has 

progressively reduced, but civilian areas have grown. Deepcut is now the principal 

location for Army logistics training in the Defence College of Logistics and 

Personnel Administration; it is currently the home of the Royal Logistics Corps.  

2.2 The Princess Royal Barracks are largely confined to the eastern side of Deepcut 

Bridge Road – see below.  

Figure 1 – Princess Royal Barracks Site 

 

2.3 In 2007, the Minister of State for the Armed Forces announced that the Princess 

Royal Barracks would be closed after 2013 and the training facilities provided 

elsewhere. The site has therefore been identified as a strategic location for 

housing development as part of the emerging Surrey Heath Core Strategy and 

Development Management Policies Development Plan Document (DPD). 

Chase & Partners  Page No 3 
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2.4 It is currently envisaged that the Barracks site could provide at least 900 new 

homes. The Barracks site is sufficiently extensive that the Council believe that a 

sustainable new settlement could be created accommodating business uses, a 

primary school, community facilities and associated open space4. It is also 

envisaged that the proposed redevelopment could also be a catalyst for 

redevelopment of other smaller sites in the wider Deepcut area.  

2.5 The existing settlement at Deepcut is currently the smallest of the villages within 

the Surrey Heath Council’s administrative area - with an estimated population of 

only 2,000 residents. Existing retail and service provision in the immediate 

vicinity of the Barracks site is very limited. It essentially comprises the local 

parade at Deepcut Bridge Road comprising newsagents, hairdressers, café, three 

takeway restaurants and picture framers – see Figure 2 below - together with a 

Spar convenience store at Newfoundland Road / Dettingen Park – see Figure 3 

overleaf.  

Figure 2 – Local Parade at Deepcut Bridge Road  

 

                                          
4  Including Suitable Accessible Open Green Spaces (SANGS) 
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 Figure 3 – Existing Convenience Store at Newfoundland Road 

  

2.6 Nearly 3 kms north of the parade at Deepcut Bridge Road, there is a purpose-

built local centre at Heatherside – at the junction of Cumberland Road/Martindale 

Road. The centre is now anchored by a Sainsbury’s ‘Local’ store, together with a 

newsagent, hairdresser, pharmacy, bookmakers, dental practice and office 

licence5 as well as ‘The Wheatsheaf’ public house. 

2.7 Approximately 2.5 kms west of Deepcut Bridge Road is Frimley Green. Physically, 

this is the largest centre in the immediate vicinity of Deepcut and runs from The 

Green to just north of the junction of Frimley Green Road and Beresford Close. 

The centre contains just two small convenience stores – a ‘Mace’ convenience 

store in the Shell petrol station on Frimley Green Road and a ‘One Stop’ store on 

the south western corner of The Green. The centre also includes a bakery, a small 

Boots Pharmacy, Post Office/newsagent and a small selection of 

hairdressers/beauticians as well and takeaway outlets, a Blockbuster video rental 

store, Bookmakers and Estate Agents. Apart from two vacant units, the 

remainder of shops in the centre are occupied by specialist retailers – including a 

cycle store, kitchen fitters, fireplace sales, office supplies, etc. 

                                          
5  Appeared to have been vacated at time of visit 

Chase & Partners  Page No 5 
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2.8 North of Frimley Green, and approximately 2kms west of Deepcut, is a small local 

centre on Balmoral Drive at Beaumaris Parade. This purpose-built centre is 

anchored by a Tesco ‘Express’ store that appears to have amalgamated three of 

the five original shop units; the other two are occupied by a pharmacy and pizza 

delivery store. The centre is served by a small surface car park adjacent to which 

is the Frimley Baptist Church.  

2.9 The location of these existing facilities and main convenience stores in wider area 

is shown on the Map in Appendix 1. 

Aims of the Study 

2.10 In undertaking this assessment Chase & Partners have been requested to inter 

alia:- 

(i) Identify existing retail spending patterns within the Deepcut area, in terms 

of the existing comparison and convenience shopping - paying particular 

attention to the roles currently played by surrounding local 

parades/centres; 

(ii) Determine the extent to which existing retail provision in the settlement is 

capable of meeting the future shopping needs having regard to a range of 

housing development scenarios being considered by the Council; 

(iii) Provide both a qualitative and quantitative assessment of future floorspace 

requirements in each of these scenarios for both convenience and 

comparison goods floorspace and also give consideration to the potential 

need for additional A2, A3, A4 and A5 Use Classes.  

(iv) Identify the type and size of retail units required to improve the 

sustainability of the proposed settlement, meet local needs and reduce 

leakage. This should be undertaken against two possible scenarios: 

(a) Assuming the retention of the existing Spar convenience store on 
Dettingen Park; and 

 
(b) The loss of the existing Spar convenience store on Dettingen Park 
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(v) The assessment and its recommendations must have regard to the likely 

commercial demand for what might be envisaged and the critical factors 

likely to drive viability of any new development in terms of the mix of 

uses, location, car parking, and design. 

(vi) Consideration also needs to be given to the potential impact of increased 

retail provision in Deepcut on surrounding local parades/centres - 

particularly in the event that additional floorspace is located away from 

existing provision on Deepcut Bridge Road. 
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3. Deepcut Household Survey  

  
3.1 In order to provide empirical evidence on existing local shopping patterns and 

preferences, a household survey was commissioned by Chase & Partners on 

behalf of the Council in December 2009.  The survey methodology and 

questionnaire was agreed with officers prior to commencement of the fieldwork. 

3.2 The Study Area was designed to cover both Deepcut and the Barracks site, and 

the surrounding area in order to establish use of existing facilities and the extent 

to which respondents in the area might be attracted to Deepcut if additional 

provision were to be made there in the future.  The Study Area is shown on the 

Plan in Appendix 2. 

3.3 The household survey was based on a stratified sample of households living 

within the following sub-postcode areas:    

Table 1: Survey Area Postcode Sectors 

 

Zone Postcode 2009 

Populatio

n 

Respondents 

Zone 1 (Deepcut/ 

Mychett Frimley Green) 

GU 16 6 10,928 71 

Zone 2 (Frimley) GU 16 7 1,301 13 

Zone 3 (Frimley Ridge)  GU 16 8 7,929 77 

Zone 4 (Heatherside)  GU 16 9 3,251 39 

Total 22,509 200 

 

3.4 The household survey specifically sought to identify those destinations currently 

used for main food and “top-up” food shopping together with the main centres 

used by respondents when undertaking non-food shopping. It also sought to 

establish the mode of transport used when undertaking such shopping and 

respondents’ views on existing provision in the Deepcut area. Respondents were 

also asked about what might encourage greater use of existing facilities in the 

future and how they might be persuaded to use non-car modes when shopping in 

future. A copy of the questionnaire is included in Appendix 3. 
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3.5 Structured interviews consistent with the existing age profile of each of the 

postcodes in the study area were carried out by telephone with the person 

responsible for the main household shop in a total of 200 households.   

3.6 The remainder of this section describes the main results of the survey; the 

complete survey results are included in Appendix 4. 

Overview of results 

3.7 The overwhelming majority of respondents within the area currently undertake 

their main food shopping in the network of large superstores in the wider area – 

notably the Sainsbury’s store at Watchmoor Park and the Tesco ‘Extra’ at The 

Meadows (which collectively account for over half the respondents’ the main food 

shopping) as well as the Asda at Farnborough and Waitrose at Frimley. Nearly 

90% of respondents undertake such shopping by car (as either a driver or 

passenger); usage of other modes is limited. 

3.8 The pattern of ‘top-up’ shopping is more diverse. Three particular stores - the 

Waitrose at Frimley, Tesco ‘Express’ at Beaumaris Parade and the Sainsbury’s 

‘Local’ at Heatherside are particular popular – used by 28%, 19% and 10% of 

respondents respectively. Whilst a small proportion of respondents use local 

stores at Frimley (4%), Mytchett (3.5%) and Camberley, this is matched by 

those using large superstores for such shopping (including the Sainsbury’s store 

at Watchmoor Park, Asda at Farnborough) and town centre supermarkets 

operated by Sainsbury’s at Camberley and Farnborough. No respondent mentions 

using the existing Spar store at Dettingen Park for ‘top up’ shopping which would 

suggest its usage is extremely limited or confined solely to residents in the 

immediate local area. 

3.9 In terms of non-food shopping, Camberley is, by far, the principal destination. It 

is cited by over 40% of respondents as the location where they undertake most 

of their non-food shopping. The other main centres used for non food shopping 

are Farnborough (cited by 11% of respondents), The Meadows (10%), Guildford 

(9%) and Farnborough Gate (7%). Again, the principal mode of transport used 

when undertaking non-food shopping is the car which is cited by over 80% or 

respondents (either as driver or passenger). 
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3.10 It is clear that only a minority of respondents currently chose to use existing 

facilities at Deepcut. Indeed 63% of respondents say that they never shop in the 

area and a further 17% say that “there is nothing there”.  

3.11 Amongst those who expressed an opinion on local facilities, nearly 17% said that 

they think the range of food shops is poor and a similar proportion that the non-

food offer is poor. A further 8% indicate that there is a poor range of financial 

services and a similar number that there is a poor range of independent shops. A 

total of just 5% of respondents say that there is a good range of food and non-

food shops at Deepcut. 

3.12 The responses to the question about what improvements to the range of 

shopping facilities would persuade people to visit Deepcut more often needed to 

be treated with a degree of caution. On the face of it, the response suggests over 

60% of those interviewed indicate that ‘nothing’ would persuade them to visit 

Deepcut more often. This might suggest that there is little that can be done to 

alter existing patterns of shopping behaviour. If respondents were presented with 

a range of possible changes or specific proposals then the response may have 

been different. It may be helpful if this matter is revisited by the Council as part 

of its ongoing consultation on the emerging proposals with local residents and 

stakeholders.  

3.13 Amongst those who did express a view on what might change respondents’ 

existing behaviour, the main items would be ‘a good supermarket’ (cited by 

nearly 10% of respondents), a variety of shops (9%) and more independent 

shops/greengrocers/butchers (6%).  

3.14 Finally, in terms of the measures that might encourage respondents to use the 

private car less frequently when undertaking food or non-food shopping, it is 

rather disheartening to see that nearly half say that ‘nothing’ would persuade 

them out of their cars. On the other hand, 22% of respondents indicate that 

‘better/more public transport’ might encourage use of other modes and a further 

13% indicated either cheaper or free public transport might encourage use of 

other modes; a further 13% cited ‘free delivery charges’. Overall, the responses 

do indicate the challenges the Council is likely to face in materially altering 

existing travel behaviour.   
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4. Quantitative Need Assessment 

4.1 In accordance with well-established practice and prevailing government advice 

contained in the new Planning Policy Statement 4: Planning for Sustainable 

Economic Growth and the accompanying Practice Guidance6, Chase & Partners 

have undertaken a ‘goods based’ assessment of future retail floorspace need in 

the Deepcut area. The methodology and its main outputs are summarised below; 

the detailed tabulations are set out in Appendix 6.  

Household & Expenditure Estimates 

4.2 Detailed household and expenditure information for the Deepcut study area has 

been obtained from Pitney Bowes (formerly MapInfo); these are reproduced in 

Appendix 5. The population and expenditure figures are consistent with those 

originally used in the Surrey Heath Retail Study 2007 – although the expenditure 

figures reflect the most up-to-date price base. All  expenditure data in the 

Assessment is expressed in 2009 prices. 

4.3 The population data for the constituent postcode zones is based on the 2001 

Census and has been updated to take into account population change that has 

already taken place and is currently projected to take place to 2026. The total 

population of the Study Area is currently 22,509 and – based on existing 

population projections - is expected to increase to 24,100 by 2026 – see Table 2 

in Appendix 6. 

4.4 It is important to stress at this point that the household projections provided by 

Pitney Bowes take no account of the additional housing now being considered by 

the Council on the Princess Royal Barracks site. They therefore represent a 

‘baseline’ position against which the various future development scenarios should 

be considered. 

Convenience Expenditure  

4.5 The Anysite Report shows that total convenience goods expenditure per head in 

Deepcut is currently £2,455 per annum (at 2009 prices); this is approximately 

4% lower than the GB national average.  

                                          
6  Planning for Town Centres: Practice Guidance on Need, Impact and the Sequential Approach      

Department of Communities and Local Government  Dec 2009 
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4.6 By employing forecast future growth rates in household expenditure7 Chase & 

Partners has estimated total expenditure on convenience goods likely to be 

available for the period to 2026 – see Table 2 below.   

4.7 In accordance with our usual practice Chase & Partners have decided against 

making an allowance for the Special Forms of Trading (SFT) (i.e. the percentage 

of expenditure that does not take place in shops but is undertaken through online 

sales, mail order and vending machines). We have used the results of the 

household survey to provide what we believe is a more appropriate estimate of 

existing internet and other SFT expenditure. 

Table 2: Convenience Expenditure Growth in the Study Area as a whole 

Year Population Expenditure 

per head/ 

annum (£) 

(excl SFT) 

Total 

Convenience 

Expenditure 

(£m) 

Growth (£m) 

2009 22,509 £2,455 £55.26 - 

2014 23,082 £2,530 £58.39 £3.13 

2019 23,506 £2,606 £61.26 £2.88 

2024 23,930 £2,685 £64.26 £3.00 

2026 24,100 £2,718 £65.50 £1.23 

Source: Tables 2, 3 and 4 in Appendix 6 

4.8 Based on anticipated population and expenditure growth alone – and making no 

allowance for any expenditure growth arising from the development now being 

proposed at Deepcut - it can be seen that convenience expenditure in the study 

area as a whole is expected to grow by £3.13m in the period 2009 - 2014 and by 

a further £7.11m in the period between 2014 and 2026.  

Comparison Expenditure 

4.9 The same methodology has been used to estimate existing household 

expenditure on comparison goods and how this might be expected to grow in the 

period to 2026 – see Table 3 overleaf.   

                                          
7 See Pitney Bowes Retail Expenditure Guide 2009/2010  
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4.10 Similarly and making no allowance for any comparison expenditure growth arising 

from the development at Deepcut, comparison expenditure in the whole study 

area is expected to grow by over £17m in the period 2009 - 2014 and by an 

additional £52m in the period between 2014 and 2026.  

Table 3: Comparison Expenditure in the Study Area as a whole 

Year Population  Expenditure per 

head/ annum  

(excl SFT) 

Total 

Comparison 

Expenditure 

(£m) 

Growth 

(£m) 

2009 22,509 £4,129 £92.94 - 

2014 23,082 £4,763 £109.95 £17.01 

2019 23,506 £5,495 £129.17 £19.22 

2024 23,930 £6,340 £151.71 £22.54 

2026 24,100 £6,713 £161.78 £10.07 

 

4.11 It should be noted at this point that there are inherent risks in projecting 

expenditure growth over such long periods.  Although one can place reliance on 

the forecasts in expenditure growth in both convenience and comparison goods in 

the short term (i.e. the period 2009 to 2014), any estimate beyond this period 

needs to be treated with a certain degree of caution and kept under review. In 

short, the longer the term utilised for expenditure growth, the less reliable are 

the conclusions. 

Expenditure Growth at Deepcut 

4.12 When one looks specifically at Deepcut (i.e. study area Zone 1 – postcode 

GU16.6) it is clear that the scale of ‘baseline’ expenditure growth in the short 

term (i.e. to 2014) is modest – amounting to just over £2.3m on convenience 

goods and just over £9m on comparison goods. Taking into account existing 

levels of retail provision and the fact that the GU16.6 postcode currently includes 

existing residential areas at Mychett and around Frimley Green, Chase & Partners 

would conclude that this level of expenditure growth, in itself, does not generate 

sufficient need to justify additional retail provision at Deepcut in the short term. 



SURREY HEATH BOROUGH COUNCIL 
RETAIL NEED ASSESSMENT FOR DEEPCUT 

 
 

 
Chase & Partners  Page No 14 

4.13 However, if one considers expenditure growth in the longer term and the housing 

growth now being considered by the Council as part of the Princess Royal 

Barracks redevelopment, it is clear that there is likely to be a significant local 

increase in both convenience and comparison expenditure.  

Effect of Planned Housing Growth at Deepcut on Local Expenditure 

4.14 Consistent with other supporting documents that the Council is producing as part 

of its assessment of options for the Princess Royal Barracks site, Chase & 

Partners has assessed the potential effect of the following range of potential 

housing development scenarios at Deepcut – namely; 

• 800 new residential units; 

• 1,000 new units; 

• 1,200 new units; and 

• 1,500 new units  

4.15 We have assumed that there will be a three year period for decommissioning of 

the Barracks site following its proposed release by Defence Estates in 2013; this 

is likely to be followed by initial site preparation and basic infrastructure 

provision. In the absence of detailed information on the precise timing of the 

proposed housing in each of these scenarios, Chase & Partners have assumed 

that, in each case, the housing will be delivered evenly over the ten year period 

between 2016 and 2026.  

4.16 Table 4 below sets out potential population growth within the Deepcut postcode 

(i.e. Zone 1 – postcode GU16.6) for each of the four development scenarios. At 

this stage we have also assumed that: 

• all the additional housing development takes place entirely on the 

Barracks site; and 

• no additional housing development takes place on either ‘windfall sites’ 

or on other sites in the vicinity as a result of the Barracks’ 

redevelopment. 
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4.17 Clearly if the Barracks site were to be decommissioned sooner, development were 

to proceed more quickly and/or other sites were also to be developed then clearly 

this would affect the population growth projections. Similarly the proposed 

housing strategy for Deepcut – including the split unit sizes for both market and 

affordable housing – will have a bearing on both the precise level of new 

population arriving in the Deepcut area and the expenditure generated.  

4.18 Chase & Partners have been provided with some initial work on the proposed 

housing strategy for Deepcut. Having reviewed this briefly we believe that the 

projections contained in Appendix 6 (and reproduced in Table 4 below) provide a 

reasonably robust assessment of likely future population growth (and the scale of 

retail need) that might be expected to arise for purposes of the SPD.  

Table 4:  Projected Population Growth at Deepcut (Postcode GU16.6) 

based on Household Development Scenarios  

 

Population projections based on future 
household development scenarios 

1 2 3 4 

Year  ‘Baseline’ 
Population 

(GU16.6)  

800 units 1,000 units 1,200 units 1,500 units 

2009 10,028 10,028 10,028 10,028 10,028 

2014 10,632 10,632 10,632 10,632 10,632 

2019 11,095 11,707 11,860 12,013 12,243 

2024 11,558 13,190 13,598 14,006 14,618 

2026 11,743 13,783 14,293 14,803 15,568 

 

4.19 Clearly if the demographic profile of incoming residents were be materially 

different from the existing population in the study area as a whole (for example 

there were to be a relatively high level of larger ‘family’ housing), then this could 

have an effect on future population levels and the amount of expenditure 

generated and available to support any development. 

4.20 For the purposes of this exercise it has been assumed that levels of household 

expenditure amongst new households will be broadly comparable to that in the 

study area at the present time.  
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4.21 Chase & Partners believe that making these “broad brush” assumptions are 

appropriate at this stage – particularly given the uncertainties regarding the 

delivery, precise timing and eventual content of development proposed at 

Deepcut. Moreover, we believe that any effect on expenditure available (and need 

arising) will be marginal and unlikely to fundamentally affect the conclusions of 

the capacity assessment conducted below.  

4.22 The Assessment can, of course, be revised when more detail is known about the 

timing of the redevelopment, the detailed form and content of housing proposed 

at Deepcut and whether any further sites might be brought forward. 

4.23 Tables 7 - 9 in Appendix 6 set out the detailed projected levels of future 

convenience and comparison expenditure at Deepcut based on each of the 

proposed housing development scenarios set out above. The results are 

summarised in Tables 5a and 5b below: 

Table 5a –Potential Convenience Expenditure Growth at Deepcut 2009-

26 

Year Baseline 
Expenditure   

(£m)  

Option 1 

800 Units 

Option 2 

1,000 Units 

Option 3 

1,200 Units 

Option 4 

1,500 Units 

2009 £24.62 - - - - 

2014 £26.89 - - - - 

2019 £28.92 +£1.60m +£1.99m +£2.39m £2.99m 

2024 £31.04 +£4.38m +£5.48 +£6.57 +£8.22m 

2026 £31.92 +£5.54m +£6.93m +£8.32m +£10.4m 

Total 
Growth 
2009-26 

+£7.3 +£12.8m +£14.2m +£15.6m +£17.7m 
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Table 5b –Potential Comparison Expenditure Growth at Deepcut 2009-26 

Year Baseline 
Expenditure   

(£m)  

Option 1 

800 Units 

Option 2 

1,000 Units 

Option 3 

1,200 Units 

Option 4 

1,500 Units 

2009 £41.41 - - - - 

2014 £50.65 - - - - 

2019 £60.97 +£3.36m +£4.20m +5.04m +£6.31m 

2024 £73.28 +£10.35m +£12.93 +£15.52 +£19.40 

2026 £78.83 +£13.69m +£17.12m +£20.54m +£25.68m 

Growth 
2009-26 

+£37.42 +£51.1 £54.5m +£57.9m +£63.1m 

 

4.24 It can be seen that the proposed redevelopment of the Barracks site will 

substantially increase the level of expenditure available in the Deepcut area. 

Dependent on which of the four possible housing development scenarios was 

selected, the Barracks redevelopment has the potential – by 2026 - to generate: 

• an additional £5.5m of convenience expenditure and £14m on 

comparison expenditure - based on Option 1; and  

• up to an additional £10m on convenience goods and £26m on 

comparison goods – based on Option 4. 

4.25 These figures, in themselves, would indicate potential need sufficient to justify an 

element of new retail floorspace as part of the Barracks redevelopment. However, 

in order to establish the likely true scale of potential demand in the area 

consideration also needs to be given to existing shopping patterns. 

(i) Convenience Retailing  

4.26 As matters stand it is clear from the household survey that very little of the 

existing convenience expenditure, and virtually none of the comparison 

expenditure, currently available in the Deepcut area (i.e. Zone 1) is currently 

being retained locally  
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4.27 In terms of convenience shopping, it is clear that only a small proportion of ‘top 

up’ shopping is currently being undertaken at the Waitrose store at Frimley, the 

Sainsbury’s ‘Local’ at Heatherside, Tesco ‘Express’ at Beaumaris Parade and local 

stores at Frimley Green and Mytchett (including the BP Express at Mytchett 

Road). Perhaps more significantly, almost all bulk food shopping, and the 

majority of ‘top up’ shopping, is currently being undertaken in stores/locations 

outside Zone 1, and, in some case, at locations a considerable distance away 

outside the Study Area.  

4.28 In this respect it is already clear that existing foodstore provision in the 

immediate vicinity of Deepcut and in nearby local centres/parades is not meeting 

residents’ convenience shopping needs and expectations. This view is reinforced 

by the responses given to question 6 of the household survey which shows that 

nearly three quarters of respondents from the Deepcut postcode (Zone 1) either 

never shop in the area or consider there is “nothing there”.  

4.29 Based on the results of the survey it is clear that usage of the existing Spar store 

at Dettingen Park is extremely limited and overall we must conclude that existing 

convenience provision in the Deepcut area is not fulfilling the day-to-day 

shopping needs of the majority of the existing population – see Appendix 4. 

4.30 As a result Chase & Partners believe that, as part of the Barracks redevelopment, 

there is an opportunity to make provision to better serve the convenience 

shopping needs of existing Deepcut residents as well as provide for the day-to-

day shopping needs of the future residents of the Barracks site.  

4.31 We believe that an appropriately-sized development has the potential to stem the 

existing outflow of convenience expenditure to more distant locations. Indeed, if 

such provision is not made as part of the redevelopment scheme, then the 

existing pattern of convenience expenditure outflow is not only likely to continue 

but also be exacerbated.  

4.32 In the absence of much-improved provision locally, it would appear that the 

overwhelming majority of new residents would perpetuate the existing pattern of 

food shopping and make potentially lengthy trips to existing stores in locations 

such as Camberley and Farnborough in order to fulfil even basic food shopping 

needs. Accordingly, Chase & Partners believe that there is a strong quantitative 
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need case in the longer term for the inclusion of new convenience retailing in the 

redevelopment proposals for the Princess Royal Barracks site.  

4.33 Furthermore, it is also clear from the household survey that, with the exception of 

the Waitrose at Frimley, all the other small supermarkets in the immediate 

vicinity of Deepcut and the smaller shops in the local centres/parades nearby are 

doing no more than serving day-to-day or ‘top-up’ shopping needs – and, even 

then, only for a very small proportion of the existing population.  

4.34 Almost all bulk food shopping in Zone 1 is currently being undertaken at larger 

stores further afield. Accordingly by providing a store that is capable of fulfilling 

the bulk food shopping needs of existing and new residents at Deepcut, the 

Barracks redevelopment has the potential to address an existing local deficiency 

as well as provide competition for existing stores and thereby enhance consumer 

choice – consistent with the Government’s aims set out in PPS4.  On this basis 

Chase & Partners believe that there is also a qualitative case for the inclusion of 

an element of convenience retailing in the proposed redevelopment. 

(ii) Comparison Retailing 

4.35 In terms of comparison retailing, it is clear that almost all expenditure on 

comparison shopping is taking place at larger centres – notably at Camberley, 

Farnborough, The Meadows, Guildford and Farnborough Gate.  

4.36 Despite the projected increase in comparison expenditure envisaged at Deepcut 

in each of the development scenarios, Chase & Partners believe that shopping 

behaviour for comparison goods is unlikely to materially alter in the future. 

Indeed, the relative strength of the existing non-food offer in these established 

locations as well as the proposals (e.g. at Camberley) to further enhance the 

attractiveness of these centres in the future mean that they will remain the main 

destinations for non-food shopping in the area.  

4.37 Existing comparison expenditure and the future growth envisaged in the Deepcut 

area might well support an element of ancillary, or complementary, non-food 

shopping as part of the commercial element of the Barracks redevelopment. 

However, it would not – in itself – generate sufficient need to justify substantial 

new comparison floorspace in this location. Indeed, providing a significant 

quantum of comparison goods floorspace could have a harmful effect on nearby 
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centres, inhibit proposed investment in them, and potentially encourage 

unsustainable travel patterns. 
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Scale and Timing 

4.38 The scale of any convenience provision at Deepcut is likely to be dictated by a 

number of factors. First, of course, is the level of quantitative need, or 

commercial demand, in the area. In addition to the expenditure growth envisaged 

in the immediate area generated by new development, regard also needs to be 

given to the need that potentially arises from better serving the bulk food 

shopping needs of existing residents who are currently undertaking bulk food 

shopping (as well as the majority of their ‘top up’ shopping) in stores/locations 

elsewhere. Simply providing a small ‘convenience’ store at Deepcut - similar to 

that already available in locations such at Beaumaris Parade, Mytchett Road or 

Heatherside - is unlikely to prevent the overwhelming majority of  existing 

residents, or new residents on the Barracks site, from travelling further afield to 

undertake their main weekly (or less frequent) bulk food shop.   

4.39 Second, consideration also needs to be given to the likely commercial interest for 

a foodstore in this location amongst prospective retailers.  Failing to pay adequate 

regard to likely retailer interest and potential commercial requirements would 

mean that it may prove difficult to secure commercial interest in any proposed 

development scheme. Chase & Partners have witnessed many instances where 

planning authorities have failed to pay adequate regard to commercial 

considerations when proposing the retail element of a new development area. 

Proposing either an inappropriately-sized store and/or a poor trading location 

within the development, means that both the landowner/developer and the 

authority have often found it difficult to secure retailer interest in the scheme or, 

when they have, the scheme has subsequently struggled commercially or, in 

some cases, failed. In some cases, the authorities’ failure to identify ‘the right site 

for the right store’ has led prospective retailers/developers to seek alternative 

development sites nearby which has then either frustrated delivery of the planned 

scheme or, in some cases, actually prevented it. 

4.40 Chase & Partners therefore believe that in this case there is an opportunity to 

marry up the quantitative need case for the development with a retailers’ 

commercial perspective in order to promote an appropriately sized store in a 

location that is commercially attractive.  
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4.41 Accordingly, Chase & Partners believe that the proposed store on the Barracks 

site needs to be of a sufficient size to provide a comprehensive grocery and day-

to-day household goods ‘offer’ in order to attract retailer /developer interest and 

be capable of adequately serving local needs and thereby stem the existing 

convenience expenditure outflow from the area. On the other hand, the store 

should not be of a scale that might materially affect the vitality and viability of 

nearby centres nor encourage large new inflows of customers (particularly by 

private car) from wider afield into the Deepcut area.   

4.42 Assuming a new store on the Barracks site were to achieve a 30% market share 

of all expenditure available in Zone 1 in 2026, this would potentially generate an 

‘available’ expenditure of £9.5m at that date. Although this level of market share 

is modest, it reflects existing shopping behaviour, the availability of alternatives 

and, of course, willingness of existing residents to switch allegiance to the new 

store rather than travel elsewhere. 

4.43 Similarly, if one were to also assume that the new store on the Barracks site 

would secure 50% of all the expenditure arising from the new housing 

development proposed then this would generate a further £2.8m under Option 1 

and up to £5.2m under Option 2. Accordingly this would suggest that something 

in the order of £12.3-£14.7m might be available locally to support a new store by 

2026.  

4.44 If one were also to assume that a further 10% of turnover might be drawn from a 

wider area then this would suggest that something in the order of £13.5-£16.2m 

would be available to support a new store on the Barracks site by 2026 – see 

Table 13 in Appendix 6. 

4.45 It can be see from Table 13, however, that substantive need only really arises 

from the new housing development in the period post-2019; before that time, the 

level of new expenditure arising from the housing (in any of the options) is 

relatively limited. That being said, the level of expenditure potentially available in 

the longer term (and certainly for the options involving greater housing numbers 

at Deepcut) is clearly of an order to support a supermarket as part of the 

Barracks redevelopment.  
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4.46 Based on the typical turnover densities achieved by supermarket operators the 

level of available expenditure available by 2026 would, in our experience, be 

capable of supporting a supermarket with a total net sales area of between 1,858 

– 2,323 sq metres (20-25,000 sq ft) net sales area7 - although the exact size of 

the store that might be allowable would be dependent upon the potential identity 

of the actual occupier. Taking into account additional back up/storage and staff 

areas this would suggest that potential might exist for a store of between 2,650 

sq metres and 3,320 sq metres gross. 

Other facilities 

4.47 Chase & Partners believe that there could be potential for some additional retail 

units alongside any foodstore. These could be of interest to a range of 

prospective retail occupiers - including newsagents, off-licence, 

chemist/pharmacy, post office, dry cleaners/shoe repair, hairdressers, opticians, 

etc. There is also likely to be interest for a café/restaurant (A3) and/or takeways 

(A5) as well as services such as bookmakers, estate agents, and possibly 

bank/financial services (A2). Although it is important to stress that, at this early 

stage, it is difficult to advise on precise demand amongst specific 

retailers/occupiers for such units. Much will depend on the range of retail offer 

available in the proposed foodstore, as well as, of course, the precise location of 

the proposed development within the Barracks redevelopment scheme.  

4.48 In the right location, Chase & Partners would envisage potential demand for 5-6 

lock-up shop units; these are likely to be no more than a 100 sq metres gross 

internal area each (and probably nearer to 60-70 sq metres gross).  At this stage 

we would have to recommend a cautious approach towards this additional space. 

There are numerous examples where additional retail space has been provided 

alongside foodstores in ‘district centres’ that has proved to be commercially 

unattractive and difficult to let. 

4.49 Similarly it is difficult at this stage to identify specific demand for a public 

house/restaurant – particularly as the precise location of the centre is not yet 

identified. In the right location, Chase & Partners would anticipate that there 

might be interest from operators in a public house combined with a substantial 

dining/food offer. Typically this involves a public house building with ground floor 

 
7  Based on the definition used by the Competition Commission and referred to in Appendix A of the 

Practice Guide on need, impact and the sequential approach accompanying PPS4 
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of between 300 and 600 sq metres gross internal area with provision of 

residential accommodation for the landlord/manager above. Most operators will 

also wish to consider an external play area for children along with external 

seating for drinkers and diners. 

4.50 One might also expect demand from a local operator for a nursery/crèche in this 

area – although much would rest on what else might be available in the area 

once the Barracks redevelopment commences. The likely size requirement will 

probably be between 150 and 300 sq metres - including a secure outside play 

area. 

4.51 Finally, we would also envisage that there could be demand for medical facilities - 

incorporating general practice surgeries together with facilities such as pharmacy, 

diagnostic services, dentistry and chiropody. Incorporating any such facility with 

the retail element of the scheme will generate footfall and assist the retail 

elements. Such facilities generally involve units of between 200- 500 sq metres 

gross internal area, but depending on the inclusion of the other facilities, this 

could be increased to up to 1,000 sq metres. 

4.52 In very broad terms therefore there could be a requirement for a total built 

development footprint of between 5,000-5,750 sq metres gross. Taking into 

account levels of associated parking (250-300 spaces) as well as space for 

facilities such as recycling, etc this is likely to require a site area of around 1.5–

2.0 hectares. However, the precise land-take will be highly dependent on the 

layout/configuration of the eventual development, access and circulation 

requirements and the landscape setting of the development. 

Location 

4.53 In terms of location, it is strongly recommended that any new foodstore and 

associated development is well-related to Deepcut Bridge Road. Ideally it should 

be on one of the main entrance points into the proposed development on the 

Barracks site or on the major distributor road within the development. This would 

ensure it enjoys a high profile amongst both existing and future residents and 

therefore be attractive to developers and prospective retailers and occupiers.  

4.54 We would caution against locating the new centre at the heart of the Barracks 

site and away from Deepcut Bridge Road, as it is unlikely to be attractive to 

anyone other than residents of the new development area. A store in this location 
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would probably struggle to attract customers from the wider Deepcut area and, 

as a consequence, it may prove difficult to attract retailer interest. Even if a 

retailer were secured, it is questionable whether the development would be able 

to achieve its wider objective of encouraging a more sustainable pattern of 

convenience shopping as many existing Deepcut residents are likely to continue 

to undertaken food shopping at destinations further afield.  

4.55 Although there may be merit in considering a location opposite the existing 

parade on Deepcut Bridge Road, we believe that in practice it may prove 

physically difficult to integrate any new foodstore-anchored development with the 

existing parade. Accordingly it may be preferable to consider a location separate 

from this Parade in an area further south. This would allow the shops in this 

Parade to continue to operate in a highly localised/specialist way.  

4.56 Locating the new store at the southern end of the Barracks site adjacent to 

Deepcut Bridge Road might also allow the existing Spar store at Dettingen Park to 

survive by continuing to provide a local service to residents in the immediate 

vicinity. However, as we explain below, it would seem more likely that this store 

will struggle to survive in the face of stiff competition from a major operator.  

Layout 

4.57 It is strongly recommended that visibility of both the foodstore and related retail 

development be maximised. There needs to be a strong relationship between the 

store entrance and car parking and any layout must seek to maximise pedestrian 

flow past the main frontages - whether this be from the car park, public transport 

points or from pedestrian routes from the adjacent residential areas. 

4.58 Although the majority of major foodstore operators are willing to demonstrate  

some flexibility in layout in response to local circumstances, the size of the store, 

relationship of the store to the car park, alignment of checkouts to the store 

entrance and provision of adequate servicing arrangements can ‘make or break’ a 

retailer’s willingness to commit to a scheme. 

4.59 Accordingly Chase & Partners would recommend against being over-prescriptive 

on the design/layout of the foodstore development in any initial master-planning 

exercise. Similarly there needs to be flexibility in the layout and design of 

additional units to allow for amalgamation and/or formation of ‘L’ shaped units in 

order to cater for the widest possible range of demand.  Any larger spaces that 
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may be proposed need to be capable of subdivision and/or conversion in the 

event that the operator fails and a direct replacement cannot be found. 

4.60 With regard to the main car parking areas we often find that Local Planning 

Authorities like to see these broken down into small segregated areas as possible 

with extensive planting between. Whilst this can break up the visual impact of the 

car park from surrounding areas, it does restrict sight lines, inhibits pedestrian 

flows and can impact on the viability of retail units.  Chase & Partners would 

support areas of low–level peripheral landscaping as well as planting in “non- 

critical” areas in the car park will still allow good visibility and access to 

customers however they access the development. 

4.61 Although the Council might wish to consider introducing some uses (such as 

medical centre and/or nursery uses as first floor) we believe that the combination 

of the likely rental levels achievable and increased build costs may restrict 

viability. Accordingly, if these uses were to be incorporated then they are most 

likely to be viable if placed in peripheral locations on the ground floor. 

4.62 The public house/restaurant should also be visible and, if possible, exploit any 

natural features on the site. Like the other elements, it should still be properly 

integrated creating flows with other uses within the rest of the development.  

4.63 Once the Council has identified the preferred location for the centre within the 

Barracks site, it may then be worth exploring possible layout options with both 

the landowner and its advisors as well as through the community engagement 

process. In the case of the latter it would be important to that this includes some 

form of architectural and/or commercial input to explain basic layout/design 

principles and ensure that any layout is both practical and commercially viable. 

 Potential Impact on Nearby Centres 

4.64 It is clear from the household survey that the role of nearby local centres 

/parades is extremely limited. As a result, and taking into account the growth in 

expenditure that is envisaged before any development at Deepcut is likely to take 

place, we believe that any new retail development as part of the Barracks 

redevelopment will have only a marginal impact on the vitality and viability of 

centres such as Frimley Green or Heatherside or a local parade such as 

Beaumaris Parade.  
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4.65 As explained above the existing parade at Deepcut Bridge Road might be 

expected to be able to continue to serve a localised function; it may, of course, 

benefit from the additional trade arising from the new housing in the vicinity.  

4.66 Although the existing Spar store at Dettingen Park might be able to continue to 

survive serving a localised catchment (which itself might expand) it is, 

realistically, likely to struggle in the face of a larger, better located foodstore 

operated by a major national retailer. Accordingly we believe that the long-term 

future of the existing Spar at Dettingen Park may be less secure. 

Future Designation 

4.67 Finally, as part of the Brief, Chase & Partners were asked to advise on the 

ranking any designated centre at Deepcut may be expected to attain in the 

future. Of, course, much would depend on the precise location of the 

development which would, in turn, determine the potential amount of 

development that might take place. Assuming, however, that the location of the 

proposed development were able to attract supermarket interest which would, in 

turn, stimulate demand for the range of other units as well as other facilities – 

particularly a health centre of the type outlined above and/or community facilities 

such as library, etc - then it is possible that the new centre at Deepcut could 

constitute a ‘district’ centre according to the definition contained n Annex A of 

PPS4. 
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5. Conclusions and Recommendations 

5.1 It is clear that existing residents are currently undertaking the overwhelming 

majority of their convenience shopping, and all their non-food shopping at 

locations, well outside the Deepcut area. It is also clear that existing facilities 

both in Deepcut and in nearby local centres/parades are not meeting existing 

residents’ convenience shopping needs and expectations. 

 

5.2 Whilst it may prove difficult to materially alter existing patterns of non-food 

shopping, Chase & Partners believe that there is clear opportunity as part of the 

proposed redevelopment of the Princess Royal Barracks to stem the outflow of 

existing expenditure, provide new convenience facilities to serve the proposed 

housing development and, in doing so, facilitate a more sustainable pattern of 

food shopping in the Deepcut area.  

 

5.3 The quantitative need case for additional development in Deepcut in the short-

term (i.e. to 2014) is limited. However, the combination of future indigenous 

population and expenditure growth, combined with the housing development 

being proposed on the Barracks site, does make a strong case in both 

quantitative and qualitative terms for a new foodstore in the longer term as part 

of the redevelopment proposals. 

 

5.4 Chase & Partners believe that both quantitative need and commercial demand 

exists for a new supermarket in the proposed Barracks redevelopment – although 

this is unlikely to be fully realised until the latter part of the decade. Our 

quantitative need assessment and understanding of likely commercial demand 

suggests that a store of up to 2,323 sq metres (25,000 sq ft) net sales area and 

up to 3,320 sq metres (36,000 sq ft) gross would be appropriate in this location. 

Chase & Partners believe that a store of this size would be of a sufficient size to 

provide a comprehensive grocery and day-to-day household goods ‘offer’, attract 

retailer /developer interest and, once developed, stem the existing convenience 

expenditure outflow. We also believe that a store of this size is unlikely to 

materially affect the vitality and viability of nearby centres nor encourage large 

new inflows of from wider afield into the Deepcut area.   
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5.5 Although it is envisaged that there is unlikely to be commercial demand for a 

significant amount of non-food retailing alongside any foodstore, it could be 

completed by a limited range of other retail units as well as facilities such as a 

nursery/crèche, public house/restaurant as well as a health centre. In total we 

believe a development of up to 5,750 sq metres gross external area could be 

appropriate; taking together with associated car parking, servicing, landscaping, 

etc this is likely to comprise a development site of around 2 hectares – although 

the precise land-take would depend on the mix of uses, their configuration and 

detailed layout which, at this early stage is difficult to pre-empt. 

 

5.6 In terms of location the proposed development should be well-related to Deepcut 

Bridge Road. Ideally it should be on one of the main entrance points into the 

proposed development or and/or on the major distributor road within the 

development. This should ensure integration between existing residential areas at 

Deepcut and the proposed residential areas on the Barracks site as well as ease 

of serving and minimising disturbance for residents.  
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