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1 Introduction

1.1 This Aberdeen City and Aberdeenshire Retail Study (ACARS) has been prepared to provide an up to date
assessment of retail provision within Aberdeen City and Aberdeenshire and to provide an assessment of
potential future demand and supply for retail floorspace within this area for the next 15 years or so. The
primary purpose of this assessment is to provide a basis for the development of plans and proposals for retail
and related activities in the Strategic Development Plan and Local Development Plans being prepared for the

Aberdeen City and Aberdeenshire planning authority areas.
1.2 The study has undertaken the following:
e The preparation of a Strategic Retail Model (“SRM”) for the period to 2027 using up to date retail data.

e Identified recommendations for a retail strategy with the principal focus on the city and settlements

within the Aberdeen Housing Market Area. This strategy includes:
- addressing retail deficiencies in existing urban areas;
- identifying retail floorspace to serve new and expanded urban areas;
- the future growth of the City Centre;
- consideration of specific retail sectors and other factors; and

- aframework for emerging development plans.
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2.1

22

Overall Study Approach

The Study has been undertaken using a range of techniques and data sources. The principal techniques

used for the Study are:

o Data review: existing and future population; existing retail and retail service floorspace; existing and

future available expenditure forecasts; and tourism expenditure.
e Household survey.
e Review of long term market trends.

e Development of the Strategic Retail Model (SRM) — including the use of sensitivity tests and

development scenarios.

e Review of existing retail centres — including surveys and town centre health checks (vitality and

viability).
Data Sources
The principal sources of information used for the study include:
e  Floorspace data from the Grampian Assessor.
e  Scottish Neighbourhood Statistics for baseline population (adjusted to 2011 Census data).

o Pitney Bowes Business Insight AnySite reports for data on available expenditure by different retail

goods categories. This has been obtained for four sub-regions of the study area — shown in Figure 1.

Figure 1: Location of Study Sub-Regions

Aberdeen City

Hargest Planning Ltd



Aberdeen City & Shire SDP Authority Aberdeen City and Aberdeenshire Retail Study 2013
Aberdeen City and Aberdeenshire Councils Executive Summary

23

24

e Expenditure growth forecasts have used forecasts produced by both Pithey Bowes Business Insight

(trend forecasts and Oxford Economic Forecasts) and Experian.

e Tourism data from VisitScotland, UK and Scottish National Statistics and other related sources. This

identified occupancy rates, visitor numbers and expenditure.

Household Survey

A key component for accurately understanding the operation of retail patterns and estimates of actual retail
turnover is the use of extensive and detailed surveys. An extensive household survey has been undertaken to
establish both behavioural and attitudinal information about retail habits within the study area. The design of
the survey was undertaken jointly by Hargest Planning Ltd and RMG Clarity and was implemented as a
telephone interview survey by RMG Clarity in May 2013. In total 3000 interviews were completed reflecting

the distribution of population and the zones used in the Strategic Retail Model.

Strategic Retail Model

The purpose of the Strategic Retail Model is to provide an analysis of the balance between demand and
supply for retail expenditure/turnover within the study area for the period 2013-2027. The model is an update
of the Aberdeen and Aberdeenshire model that was prepared for the 2004 retail study. The model identifies

actual turnover levels achieved in existing/future floorspace.
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3.1

3.2

3.3

Trends in Retailing

For the period up to 2008 it was evident that a series of long term trends, that had been in place for a number
of decades, had resulted in reduced retail unit numbers but increased retail floorspace. However the recent
recession that commenced in 2008 appears to have had particular adverse impacts on the retail sector and, in
combination with wider societal and technological changes, has led to broader questioning of the future role of

retailing and the potential for future investment in new floorspace.

Long Term Retail Trends

Retailing is one of the most dynamic and rapidly changing sectors within the national economy and that
change has been a continuous feature since the 1950s. This has led to both growth in terms of total retail
floorspace and turnover combined with market concentration into larger units, larger retail centres and larger
businesses. However following the recession that commenced in 2008 it has become apparent that there are
additional factors which will have significant implications for the future of retailing and the locational and space

requirements for retail outlets. These recent factors include:

e The role of future economic growth and, linked to this, the growth of available expenditure for retail.
Current forecasts are that expenditure growth will resume but this is expected to be at slower rates than

were experienced up to 2008.

e The impact of the internet (including use of the internet from mobile devices) and other technology

changes on retail operations and shopping habits.
¢ Changing demographics and lifestyles affecting demand for different retail sectors.
The key factors underpinning the growth of retail over the next 15 years can be summarised are as follows:

e The fundamental business requirements will remain — to maximise business profit through balancing
income with costs. Slower growth in retail expenditure will question the pursuit of maximising income at
all costs with the result that businesses, especially multiples, will pay greater attention to the control of

costs, especially those associated with peripheral retail locations, to achieve maximum profit.

e Long term real growth in retail expenditure will occur but at lower rates than seen up to 2008. This will
translate into reduced floorspace expansion although total retail floorspace requirements, particularly in

the larger centres, will be expected to continue to grow.

e Increasing economic wealth will result in increased competition between retail and other sectors. This
will result in increasing proportions of town centre space devoted to retail and leisure services rather

than retail goods floorspace. The ageing of society will reinforce this tendency.

e Personal mobility will continue to increase and be a key factor supporting market concentration in larger

retail centres at the expense of smaller retail centres.

e The role of the internet will have significant impacts on future floorspace requirements. The internet will

take an increasing share of total expenditure (at least until 2020). Furthermore new models of retailing,
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utilising technology, are expected to result in reduced sales area requirements — this applies whether
internet sales are by delivery, “click and collect” or virtual stores. The very rapid rate of technological
development introduces considerable uncertainty in forecasting the effects that this will have on retail

operations.

34 These trends will have the following implications for floorspace requirements in the study area:

e There will be a continuation (and possibly even acceleration) towards market concentration in the
largest centres. This is likely to benefit Aberdeen City Centre. It is not clear whether the next tier of
centres within the region will benefit or lose from geographical concentration. Within Aberdeenshire
rapid population growth and recent market success in Inverurie is likely to support future investment
whereas more peripheral or smaller centres are less likely to benefit. In smaller centres older

floorspace will be less attractive to multiples.

¢ In smaller traditional town centres the long term retail potential is expected to be limited. Centres may
benefit from supermarket investment (either new stores or extension to stores to improve the non-food
offer) but significant new investment in retail goods floorspace will be comparatively limited. This has

significant implications for these centres to identify a clear role for their future viability.

e The position regarding retail warehouse space is less certain. Bulky goods retail will remain dependent
upon the housing market which will remain buoyant in the study area but the sector will also be affected
by the wider UK market.

e As aresult of new retail channels (such as internet based retailing) sales densities in existing floorspace
in larger centres and retail warehouses are likely to increase. — i.e. the overall growth of new floorspace
is expected to be at a rate lower than growth in available expenditure.

e The rate of growth of floorspace for convenience goods is expected to reduce. There will still be
demand for areas that remain underserved at present which includes areas of major new housing
development. There will, however, be continuing demand to diversify the retail offer in supermarkets to
cater for a wider non-food offer and, in the larger units, retail services. Growth of small convenience-

format stores by major operators is expected to continue to reflect modern lifestyles.

e Long term retrenchment by multiples will create some opportunities for local operators in smaller
centres. In order to compete with the internet these businesses will succeed where they provide some
or all of the following: unusual or specialist products that are difficult to identify or obtain from the
internet; a very high level of that generates customer loyalty; a very attractive shopping/leisure
environment that makes shoppers want to visit and spend; have a brand image that attracts certain

groups of consumers (e.g. youth, sports etc); or are able to tap into pass by trade.

e In overall terms there is expected to be a loss of retail goods floorspace from traditional medium/smaller
centres — particularly for comparison goods space. This will be a slow process and will, in part, be

countered by increases in retail services.

e There will be continued opportunities for retail to be provided at specialist locations — notably transport

hubs, sports, leisure and tourist locations.
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4.1

4.2

4.3

4.4

4.5

Retailing in Aberdeen and Aberdeenshire

Overall Distribution of Retail Floorspace

Table 2 provides a summary of retail floorspace and turnover, by principal retail goods category, for Aberdeen
City and Aberdeenshire. It also identifies the floorspace located in existing town and district centres used for

retail services and vacant floorspace.
The Table shows that the total retail provision within Aberdeen City and Aberdeenshire is as follows:

e There is 722,882 sq m retail goods floorspace. This comprises 223,881 sq m GFA convenience goods
floorspace (31% of the total), 338,938 sq m GFA general comparison goods (47% of total) and 160,062
sq m GFA bulky goods (22% of total).

e Total net (sales) floorspace is 478,089 sq m NFA i.e. the net area is, on average, 66% of gross floor

area.

e Total retail goods turnover is £2,381.7m per annum (2011 prices). Convenience goods turnover is 41%
of the total, general comparison 49% and bulky goods 10%. It follows from this data that sales densities

are highest for convenience goods and lowest for bulky goods.
Aberdeen City Centre

For this report Aberdeen City Centre is taken as the whole of the area identified as the City Centre in the Local
Development Plan. This area therefore extends beyond the City Centre Business Zone. The total retail
goods floorspace in the City Centre is 200,785 sq m GFA which is 27% of all retail goods floorspace in the
City and Shire. lts retail goods turnover is estimated at £841.9m per annum — 35% of the total retail turnover

of the study area.
Town and District Centres

Table 2 provides a breakdown of the floorspace for these centres including retail goods retail services,
vacancies and retail turnover. In overall terms town and district centres are identified to account for 267,933
sq m GFA (i.e. larger than the City Centre) with turnover of £869.0m (marginally larger than the City Centre).

These centres comprise 36% of retail floorspace and also 36% of turnover.
Supermarkets and Superstores

This category only identifies those supermarkets and superstores that are located outwith the City Centre,
town centres and district centres. This includes supermarkets that are located in retail parks but not identified
as district/town centres. This section of Table 2 shows that there are 22 stores identified in this category.
These account for 64,406 sq m GFA (only 9% of all floorspace) and have a turnover estimated to be £345.6m
(15% of all retail turnover). However they are, of course, much more significant in terms of convenience

floorspace accounting for 22% of all convenience floorspace and 30% of all convenience turnover.
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Table 2: Total Retail Floorspace and Turnover — 2013 — Aberdeen City and Aberdeenshire

Convenience General Comparison Bulky Goods All Goods
No. GFA NFA Total Turnover GFA NFA Total Turnover GFA NFA Total Turnover GFA NFA Total Turnover
SqM SqgM £m SqM SqM £m SqM SqM £m SgM SqM £m
City Centre 460 23522 14665 £83.40m 156429 101587 £698.28m 20833 13499 £60.23m 200785 129751 £841.91m
Retail Senvices 365 12% 10% 78% 83% 10% 7% 57215
Vacant 66 13847
Total 891 271847
Town & District Centres
1. Highland 116 5911 3785 £13.45m 8864 5757 £15.30m 5046 3280 £5.25m 19821 12822 £34.00m
Retail Senices 63 5974
Vacant 10 1338
Total 189 27133
2. Coastal 282 16604 10707 £45.39m 35845 23292 £68.30m 10880 7072 £14.35m 63329 41071 £128.04m
Retail Senices 207 23909
Vacant 49 4835
Total 538 92072
3. Aberdeenshire - Aberdeeen HY 284 28511 18050 £126.40m 37602 25016 £103.06m 20725 14327 £29.15m 86838 57393 £258.60m
Retail Senices 233 23815
Vacant 20 3235
Total 537 113887
4, City 117 35967 21503 £281.17m 39425 25269 £126.17m 22554 15764 £40.99m 97945 62535 £448.34m
Retail Senices 117 11729
Vacant 17 2752
Total 251 112427
TOTAL TOWN & DISTRICT CENTRES 799 86992 54044 £466.41m 121736 79335 £312.83m 59205 40442 £89.74m 267933 173821 £868.98m
Retail Services 620 65426
Vacant 96 12161
Total| 1515 345520
Neighbourhood/Local/Rural
1. Highland 41 1628 1058 £3.32m 3443 2238 £5.13m 574 373 £0.45m 5645 3669 £8.90m
2. Coastal 142 14399 16954 £15.21m 4648 3075 £7.95m 5008 3255 £3.90m 25269 24146 £27.06m
3. Aberdeenshire - Aberdeeen HI 99 19703 12923 £80.68m 5665 3598 £16.54m 11135 6996 £13.47m 35940 23517 £110.70m
4, City 356 26689 17348 £40.40m 17551 11408 £28.03m 12908 8390 £10.99m 57148 37146 £79.42m
TOTAL 638 62418 48283 £139.61m 31307 20319 £57.66m 29625 19015 £28.81m 124002 88478 £226.08m
OOC Supermarkets/Superstores
1. Highland M4 7008 4326 £33.26m 2454 1472 £6.39m 377 226 £1.38m 9839 6024 £41.03m
2. Coastal 6 14506 8970 £89.61m 4227 2609 £16.44m 757 446 £1.73m 19490 12074 £107.78m
3. Aberdeenshire - Aberdeeen HI 3 12030 7343 £72.00m 1452 891 £5.36m 237 154 £0.58m 9780 5828 £77.94m
Inc Conv part of Costco
4, City 9 17405 11291 £95.09m 6652 4073 £20.65m 1239 714 £3.09m 25297 16079 £118.82m
TOTAL 22 50949 31930 £289.96m 14785 9045 £48.84m 2610 1541 £6.78m 64406 40004 £345.58m
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Table 2: Total Retail Floorspace and Turnover — 2013 — Aberdeen City and Aberdeenshire (contd)

Conwenience General Comparison Bulky Goods All Goods
No. GFA NFA Total Turnover GFA NFA Total Turnover GFA NFA Total Turnover GFA NFA Total Turnover
SqM SqgM £m SqM SqM £m SqM SqM £m SqM SqM £m
OOC Retail Parks
1. Highland
2. Coastal r 5 0 0 £0.00m 3696 2896 £13.13m 4987 3989 £4.30m 7468 5975 £17.43m
3. Aberdeenshire - Aberdeeen H\ 1 0 0 £0.00m 3375 2194 £11.99m 3375 2194 £7.67m 11251 6948 £19.66m
Excl conv part of Costco
4, City 29 0 0 £0.00m 7610 5708 £20.25m 39427 27404 £41.81m 47037 33112 £62.06m
TOTAL 35 0 0 £0.00m 14681 10797 £45.37Tm 47789 33587 £53.78m 65757 46034 £99.15m
Total Retail Goods Shops Only
1. Highland Aberdeenshire 161 14547 9169 £50.04m 14761 9467 £26.83m 5997 3879 £7.07m 35305 22515 £83.93m
2. Coastal Aberdeenshire 435 45508 36631 £150.21m 48416 31871 £105.82m 21631 14763 £24.28m 115556 83265 £280.31m
3. Aberdeenshire - Aberdeeen HY 387 60243 38315 £279.09m 48093 31699 £136.95m 35472 23671 £50.87m 143809 93686 £466.90m
4, Aberdeen City 971 103583 64807 £500.06m 227668 148045 £893.38m 96962 65771 £157.11m 428212 278623 £1,550.55m
46% 51% 67% 7% 61% 66%
TOTAL 1954 223881 148923 £979.39m 338938 221082 £1,162.98m 160062 108084 £239.33m 722882 478089 £2,381.70m
Total Retail Goods Shops Only
City Centre 460 23522 14665 £83.40m 156429 101587 £698.28m 20833 13499 £60.23m 200785 129751 £841.91m
11% 9% 46% 60% 13% 25% 28% 35%
Town & District Centres 799 86992 54044 " £466.41m 121736 79335 7 £312.83m 59205 40442 " £89.74m [ 267933 173821 £868.98m
39% 48% 36% 27% 37% 37% 37% 36%
Neighbourhood/Local Rural 638 62418 48283 " £139.61m 31307 20319 " £57.66m 29625 19015 7 £28.81m [ 124002 88478 £226.08m
28% 14% 9% 5% 19% 12% 17% 9%
Supermarkets/Superstores 22 50949 31930 " £289.96m 14785 9045 " £48.84m 2610 1541 7 £6.78m [ 64406 40004 £345.58m
23% 30% 4% 4% 2% 3% 9% 15%
Retail Parks 35 0 0 " £0.00m 14681 10797 £45.37m 47789 33587 " £53.78m [ 65757 46034 £99.15m
0% 0% 4% 4% 30% 22% 9% 4%
TOTAL 1954 223881 148923 £979.39m 338938 221082 £1,162.98m 160062 108084 £239.33m 722882 478089 £2,381.70m

31%

41%

47%

49%

22%

10%
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Retail Parks
4.6 Retail Parks comprise purpose built retail parks (e.g. Kittybrewster and Boulevard) and also groupings of large

4.7

4.8

4.9

4.10

retail warehouse units including Garthdee, and Windmill Road, Peterhead. In total 35 retail warehouse units
in this category are identified most of which are in Aberdeen City. In total these account for 65,757 sq m GFA
(9%) of all goods floorspace and £99.2m turnover (4% of total). In the overall scale of retail provision these
therefore have limited overall significance. However they are important for bulky goods floorspace accounting
for 30% of total bulky goods floorspace and 22% of bulky goods turnover.

In order to understand the significance of modern retail units in out of centre locations within the study area,
one should consider a combination of supermarkets/superstores and the retail parks category. These, in

combination provide:

e 130,162 sqg m GFA = 18% of the total retail goods floorspace

e £444.7m turnover = 19% of total turnover.

Local Shopping Floorspace

All other local, neighbourhood and rural floorspace primarily comprises small independent shops and services
but also includes large units such as garden centres. In total 638 retail units are identified in this category —
that is over one third of all units. In terms of floorspace and turnover their significance is much less — they

account for 17% of all floorspace and only 9% of turnover.

Retail Services

Retail services cover a wide range of personal, catering and financial services and facilities within centres. In
total they are identified to occupy 122,641 sq m floorspace within the city, town and district centres within the
study area that is 20% of the total retail goods, services and vacant floorspace. In total there are 985 retail
service units identified within the city, town and district centres (although there are many outwith these

locations) — that is over 40% of all units in the centres are providing retail services.

Vacant Units

According the Grampian Assessor records there is currently 26,008 sq m of vacant retail goods and retail
services floorspace within the city, district and town centres. This equates to a vacancy rate, by floorspace, of
5%. It is likely that this floorspace figure slightly underestimates the scale of vacancies in certain towns and

that the actual vacancy rate is in the region of 6-7% by floor area.
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Principal Retail Locations

4.11  Figures 3 and 4 show the principal retail locations within the study area by floorspace with the size of each
“pie” relative to the total gross floorspace in each location. Volume 2 of the Report provides a detailed review

of retailing in each of the principal retail centres, including the City Centre, within the Study Area.

Figure 3: Aberdeen City — Retail Floorspace 2013
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Figure 6: Aberdeenshire — Retail Floorspace 2013

ot
@Y

Eigin
i |
Fochabers

Aberlo

Grantown-on-Spey

Glenmore

Forest Park | 3
/
Ben Hacdy P/ ‘ [ |
- Bshchory
J
3 Braemar
AN -
< -~
‘ North Ses:
oigg
=) \ 1
I
. ) Inverbervie
Convenience - Retail Services -
General Comparison - Vacant |:|
BUlky Goods |:|

Changes Since 2004

4.12 Table 5 shows the changes in available expenditure, turnover and gross floorspace that have been observed
between 2004 and 2013 for the whole study area. This shows that there are marked differences between
different retail goods categories:

e Convenience goods: whereas available expenditure has declined by 13% and turnover has declined by
a similar amount the total floorspace has increased by 18%.

11
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e For general comparison goods expenditure and turnover have increased by approximately 80% and

floorspace by only 20%.

e For bulky goods expenditure and turnover has increased by approximately 5% and floorspace has

declined by almost 20%.

Table 5: Expenditure, Turnover and Floorspace Changes — Study Area 2004-2013

Total Available Expenditure £m (2011 prices)

2004 2013 Change 04-13
Net Net
Net SFT SFT Total SFT SFT Total SFT SFT Total
Convenience 1156.0 11.7 | 1167.7 | 1010.1 20.6 1030.7 | -13% 76% -12%
General Comparison 674.3 60.2 734.5 | 1195.1 131.3 1326.4 7% | 118% 81%
Bulky Goods 241.4 21.6 263.0 | 2494 27.4 276.8 3% 27% 5%
Total 2071.7 93.5 | 2165.2 | 2454.6 | 179.3 | 2633.9 18% 92% 22%
Turnover £m (2011 prices)
Convenience 1136.9 989.9 -13%
General Comparison 677.4 1199.9 7%
Bulky Goods 234.6 2475 6%
Total 2048.8 2437.3 19%
Gross Floorspace

Convenience 190249 223881 18%
General Comparison 283612 338938 20%
Bulky Goods 196929 160062 -19%

Total Goods 670790 722881 8%
Retail Services 186412 169198 -9%
Vacant 59984 46104 -23%
Total Goods and
Services 917186 938183 2%

Future Expenditure, Floorspace and Turnover

Available Expenditure Changes

4.13 Forecasts identify the following growth in available expenditure:

e Convenience Goods: the central case identifies modest growth from 2013 to 2022 of +10% and +16%

to 2027 (range of growth based on different forecast assumptions to 2027: +11% to +27%).

e General Comparison Goods: the central case identifies high growth from 2013 to 2022 of +40% and

+71% to 2027 (range: +32% to +114%).

e Bulky Goods: the central case identifies high growth from 2013 to 2022 of +41% and +73% to 2027
(range: +33% to +116%).

12
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4.14

4.15

4.16

Patterns of Expenditure Flows

There is an expectation that there will be greater concentration of retail activity in larger retail units and
centres. For convenience goods this is likely to be less significant because of the comprehensive network of
major stores already available within the study area and recent trends supporting local convenience-format
stores. However for comparison goods the current trends are reinforcing the role of major centres (this would

include the City Centre, major retail parks and larger town/district centres).

Retail Commitments

There is a substantial amount of retail floorspace included within the list of retail commitments. In total 60,361
sq m GFA retail goods floorspace is identified — 64% in Aberdeenshire and 36% in Aberdeen City.
Furthermore 48% of the proposed retail floorspace is for convenience goods and only 29% for general

comparison and 23% of bulky goods.

Network of Centres

Scottish Planning Policy requires the identification of a network of centres within a planning authority area.

The role of individual centres within the network should also be identified. Table 6 sets out the proposed retail

network for the study area together with a summary of the function and role of each category.

Table 6: Proposed Retail Network

Category of Centre

Function/Role of Centre

Locations

Regional Centre

Principal retail location for the north east of Scotland.

Provides very wide range of retail, retail service and non-
retail public and commercial services and facilities.

Provides a focus for the city- and region-wide community
and as a focus for transport.

Aberdeen City Centre

Town Centres

Provide a wide range of retail, retail service and non-retail
public and commercial services and facilities.

Provide a focus for the local community (town and
immediate rural hinterland) and for local transport
networks.

Aberdeenshire: Banchory; Banff; Ellon;
Fraserburgh; Huntly; Inverurie; Peterhead;
Stonehaven; Turriff; Westhill

Aberdeen City: Rosemount; Torry

District Centres

Provide a range of retail and non-retail services and
facilities meeting a significant proportion of shopping
requirements for the surrounding local communities
located primarily in suburban locations (City of Aberdeen).
Superstore-based District Centres have more limited non-
retail offer.

Aberdeenshire: Portlethen

Aberdeen City: Upper Berryden; Danestone;
Dyce; Rousay Drive; Middleton Park

Local and Village
Centres

Provide a limited range of retail facilities and other
services/facilities — primarily meeting some of the day-to-
day needs of the local community.

Aberdeenshire: Aboyne; Alford; Ballater; Insch;
Inverbervie; Kenmay; Kintore; Laurencekirk;
Macduff; Mintlaw; Oldmeldrum

Aberdeen City: Cults; Culter; Mastrick

Neighbourhood Small groups of local shops/parades — primarily Numerous

Centres convenience and local retail services.

Other Commercial Retail developments (either purpose built or well-defined Aberdeenshire: Fraserburgh (Maconachie

Locations: groups of separate units) that serve one or more specific Road); Portlethen; Westhill (Endeavour Drive)
retail market sectors with relative wide catchment areas.

- Retail Parks Aberdeen City: Lower Berryden; Boulevard RP;

- Others Garthdee; Kittybrewster RP

13
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5

5.1

5.2

5.3

Retail Deficiencies and Floorspace Strategy

The SRM allows analysis to be undertaken to identify potential existing and future retail deficiencies using a

variety of techniques.

The principal retail deficiencies for convenience floorspace are identified to be:

Limited potential for additional convenience floorspace in Ellon and Banchory only from 2022 onwards.

If the Aldi is implemented in Ellon then the convenience retail potential here will be reduced.

Potential for large supermarkets/small superstores for Stonehaven and the new settlement at Chapelton
of Elsick.

New large supermarket/superstore in Zone 24S (Bucksburn area) for 2017 onwards — primarily to serve

major new housing allocations at Newhills.

New convenience floorspace in Zone 29N. No specific location is identified and this can be met through
the provision of convenience floorspace in more than one location. Qualitative deficiencies would
support some of this floorspace to be located in the Countesswells development to serve local day-to-

day and limited main food shopping needs.

New supermarket to serve Grandholme. The provision of a new foodstore in this community is not
justified by a quantitative retail deficiency but the limited level of convenience retailing within the
communities (i.e. a qualitative retail deficiency) reflecting other planning considerations. The
development is within relatively easy access to major superstores and therefore the opportunity is
primarily for a medium sized foodstore and related floorspace to serve local day-to-day and limited main

food shopping needs.

Summary and Conclusions — Comparison Goods

The assessment of retail deficiencies for comparison goods indicates that there is potential for additional

comparison floorspace in each of the following:

Inverurie

Stonehaven

Ellon

Banchory

New retail locations in west, central and south Aberdeen

Aberdeen City Centre
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New Retail Floorspace Scenarios

5.4 In order to assist the identification of the preferred strategy for the provision of new retail floorspace a series of
alternative development scenarios have been identified and tested using the SRM. Three of these were

subject to detailed evaluation — these three were:

e Scenario 1: Do Minimum — this assumes only “committed” developments plus a modest amount of retail

development within the proposed redevelopment of St Nicholas House in the City Centre.

e Scenario 3: Addressing deficiencies plus City Centre development. This includes all development
identified within the “Do Minimum” plus meeting all retail deficiencies identified together with 30,000 sq

m GFA floorspace for comparison goods within the City Centre.

e Scenario 5: Addressing deficiencies plus comparison floorspace development within the City Centre
(i.e. Scenario 3) together with a further 30,000 sq m GFA comparison floorspace elsewhere in
Aberdeen City (outwith the City Centre).

5.5  The scenarios were evaluated in terms of:
e The extent to which different scenarios address the retail deficiencies (both quantitative and qualitative).

e The overall impacts on the level of retailing within the study area which provides the basis for identifying

overall net economic benefit to the study area.
e The potential adverse retail impacts on identified retail centres arising from the different scenarios.

5.6 From this evaluation a recommended preferred retail development strategy was identified which was based on
Scenario 3 but with some reductions in total floorspace proposed outwith the City Centre. This preferred

development strategy has been included within the proposed Retail Strategy.
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6

6.1

Recommended Retail Strategy

Issues to be addressed in the Retail Strategy

The key issues to be addressed in the recommended Retail Strategy are identified in the following box.

Key Issues to be addressed through the Retail Strategy

The protection and enhancement of city, town and district centres. This reflects the importance of
these centres providing important services and facilities to the wider community consistent with a “town
centres first” policy approach. In addition the importance of protecting, where possible, local shopping
provision in the city, towns and in rural areas to support local access to shopping facilities. This will support
social inclusion and the minimisation of travel demand and reducing overall carbon emissions.

Encouraging new investment in retail in both existing retail centres (including both new floorspace and the
re-use of existing space, including vacant space) and in new centres which serve new residential areas
proposed within the city and shire towns and in the proposed new town of Chapelton of Elsick.

To ensure that all new retail developments contribute towards reducing the need to travel and
encourage people to walk, cycle or use public transport by making these attractive choices.

Addressing identified existing retail deficiencies (qualitative and quantitative).

Addressing the retail needs of new expansion areas in both the city of Aberdeen and in the growth areas
of Aberdeenshire.

Facilitating and supporting the growth of retail within Aberdeen City Centre fo maintain and strengthen
the vitality and viability of the City Centre and to maintain the City Centre as the principal retail location
serving the north east of Scotland. The primary focus of the City Centre will be for comparison goods
retailing. However it is recognised that the delivery of new sites within the City Centre is a difficult and
protracted process reflecting a range of development constraints including complex land ownership.
Therefore, in order to provide the maximum opportunity for City Centre development to proceed, some
restraint is proposed for out-of-centre retail proposals elsewhere in the City and Shire.

Identifying general policy principles to be applied for all new retail development consistent with Scottish
Planning Policy — notably in terms of protecting the vitality and viability of centres and the application of the
sequential approach.

Identifying particular issues anticipated to arise with specific retail sectors and different types of retail
proposals.

6.2

6.3

Network of Centres

The proposed network of centres and the role of centres within the Network were set out in Table 6.

Planning for New Retail Floorspace

The recommended development strategy for new retail floorspace is set out in Table 7.
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Table 7: Proposed Development Strategy for Retail Floorspace

Approx. Total Area

Role of Proposal

Zone Location Proposed Development Trading by Floorspace Type (Sq M) Status
Conv ‘ GC BG GFA NFA
1. Retail Commitments
Aberdeen City
Superstore and comparison
23 Site 4 Denmore Road Unrestricted Class 1 2015-20 v v v 7200 4300 PP granted floorspace for Dubford/ Denmore
area
PP granted - .
- v v
23 Dubford Class 1 2015-20 x 500 300 subject s75 Additional local retail
26 | 390-406 Great Northem | Convenience Format 2015-20 v x x 200 150 PP granted | Additional local retail
Road Foodstore
28 | Haudegain Triangle Retail Park 2020-25 x v v 6500 4900 Lo ellssifem | o SENERR [aEEe (el
west Aberdeen
29N Hazlehead Nurseries General Comp 2015-20 x v x 500 400 PP granted Additional local retail
32 | Souter Head Road, Cove | Residentialor retail 2015-20 v v v 5800 3500 | LDPallocation | Addresses supermarket deficiencies
opportunity in south Aberdeen
32 Wellington Road (E) Class 1 2015-20 4 4 x 900 600 PP granted Additional local retail
Aberdeenshire
. Addresses main food supermarket
- v v
6 Market St, Turriff Supermarket 2015-20 x 3200 1900 PP granted deficiencies in Turriff
7 | canal Park, Banff Supermarket (Tesco) 2015-20 7 7 v 4300 2600 PP e | Cdbeesn el el cursinklic.
deficiencies in Banff
qp | Ml e, Supermarket (Asda) 2015-20 v v v 4600 2300 B e || oo SRl e e I
Fraserburgh Fraserburgh
11 | Kirkburn Mills, Peterhead | Mixed class 1 retail 2015-20 v v v 4600 3000 B0 e || D EHMEIIENES Sk
comparison retail offer in Peterhead
. Extends supermarket offer in
11 Asda, Peterhead Extension 2015-20 v v v 2000 1500 PP granted
Peterhead
1 Buchan Gateway, Bulky goo_ds retail 2015-20 < < v 4600 3500 PP granted Extends bulky goods offer in
Peterhead warehousing Peterhead
17
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Table 7: Proposed Development Strategy for Retail Floorspace (contd)

Approx Total Area

Role of Proposal

Zone Location Proposed Development Trading by Floorspace Type Status
Conv GC BG GFA NFA
11 | StPeter Street, Peterhead | 3 non-food retail units 2015-20 x v x 1900 1200 PP granted rEe’;:I”:;?e”r o ezt eanis
S Addresses main food supermarket
H v v
15 Midmill, Kintore Supermarket 2015-20 x 1400 800 PP granted deficiencies in Kintore
15 Forest Road, Kintore 3 units Class 1 2015-20 v v x 600 400 PP granted Additional local retail
16 Harlaw Road, Inverurie Proposed superstore 2015-20 v v v 6000 3600 PP granted Fn)\(lt:ﬁ_lse SUIETIEN RGeS I
Harlaw Road, Inverurie Extends supermarket choice in
, - v v
16 (Aldi) Proposed foodstore 2015-20 x 1600 1100 PP granted Inverurie
. 5 retail units (phase 1 of v v Extension of Westhill town centre
18 Westhill Centre expansion) 2015-20 x 1200 800 PP granted retail offer
(g | SEEEED NITEIES, Esimision o Caden 2015-20 x x v 2800 2300 PP granted | Increases leisure retail offer
Drumoak Centre
2. Additional Proposals
Aberdeen City
30 | City Centre Major city centre retail 2020-25 x v v 30000 19500 Propesa | LUelieies foi e et &
regional centre
30 City Centre St Nicholas House 2015-2020 v v x 1800 1200 Proposal Enhances City Centre retail offer
24S Newhills/Bucksburn area Supermarket 2020-25 v v x 4000 2400 Proposal Addresses deficiencies — creation of
new district centre combining
i ) o convenience and comparison
245 | Newhills/Bucksburn area !\:ﬂéﬁ‘ffi)mmpa”“” (district | 5020-25 x v v 3500 2275 Proposal | floorspace in Newhills growth area
25 Grandholme Supermarket 2020-25 v v x 4000 2400 Proposal Addresses deficiency — creation of
new district centre combining
convenience and comparison
Mixed . district floorspace in Grandholme growth
25 Grandholme Celﬁttare)comparlson (st 2020-25 x v v 3500 2275 Proposal area
18
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Table 7: Proposed Development Strategy for Retail Floorspace (contd)

Approx Total Area
Zone Location Proposed Development Trading by Floorspace Type (Sq M)

Conv GC BG GFA NFA

Status

Role of Proposal

West Aberdeen/ Supermarket/Superstore/

. 2020-25 v v x 5500 3500
Countesswells other convenience

29N

Proposal

Provision of convenience
floorspace to address
quantitative deficiency. No
specified location and may
include floorspace in more
than one location. A
proportion of the floorspace
is encouraged to be
provided within
Countesswells to form the
basis of a new centre (see
below).

Mixed convenience and

. 2020-25 v v x See “Role of Proposal”
comparison

29N Countesswells

Proposal

New centre to be provided
comprising both
convenience and
comparison floorspace.
Quantum of convenience
floorspace to be from the
total convenience floorspace
identified for Zone 29N plus
additional limited general
comparison floorspace
(1500 sg m GFA to be taken
as indicative maximum).
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Approx Total Area

Role of Proposal

Zone Location Proposed Development Trading by Floorspace Type (Sq M) Status
Conv ‘ GC BG GFA NFA
Aberdeenshire
Addresses deficiency -
13 Ellon Mixed comparison 2020-25 x 4 v 10000 7000 Proposal enhances comparison goods
offer in Ellon
Enhances comparison
16 Inverurie Mixed comparison 2020-25 x v 4 5000 3500 Proposal goods offer in sub-regional
centre
Addresses deficiency for
21 Stonehaven Supermarket 2020-25 v v x 4000 2400 Proposal main food shopping in
Stonehaven
20E Chapelton of Elsick Supermarket 2020-25 v v x 4000 2400 Proposal Addresses deficiency -
creation of new town centre
Mixed comparison (town combining convenience and
20E Chapelton of Elsick centre) P 2020-25 x v v 3500 2450 Proposal comparison floorspace in
new town of Elsick
Total Aberdeen City 75400 48600
Total Aberdeenshire 65300 42750
Total existing commitments 60400 39150
Total additional proposals 80300 52200
GRAND TOTAL 140700 91350
20
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Aberdeen City Centre Floorspace

6.4 The recommended retail development strategy identifies 30,000 sq m GFA new retail floorspace to be located
in the City Centre. A range of potential sites have been identified and reviewed to assess their potential for
contributing towards this floorspace. The location of the potential sites, together with an indication of the
primary and secondary retail locations within the City Centre and also the proposed City Centre Prime Retail

Area is shown in Figure 8.

Figure 8: Aberdeen City Centre Potential Development Sites

Aberdeen City Centre: Potential Future Retail
Development Sites

Site

|

Existing Prime Retail
(Indicative)

Existing Secondary/
Tertiary Retail

Proposed Existing Principal
Retail Areas

6.5 The redevelopment of sites within the City Centre for new retail floorspace will be a complex and difficult
process. Therefore it is recommended that a number of sites should be pursued to achieve the desired level
of new retail floorspace within the City Centre comprising both major development sites and smaller sites.
The recommended strategy is, therefore, as set out in the following box.
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6.6

6.7

Recommended Development Strategy for City Centre Retail Floorspace

Major Retail Development Sites

. Identify land at Denburn/Woolmanhill (Site A) for major new retail development. As part of this identify

mechanisms to support the integration of this site with the remainder of the City Centre.
. Monitor position and liaise with Robert Gordon College and Robert Gordon University regarding future
potential of land at Schoolhill (Site C). If this site has the potential for redevelopment in the future then

it should be identified as the preferred major retail development site within the City Centre.

. Review other major sites (Site H — Virginia St and Site | — Union Square South) only if no progress can
be made with either Sites A or C).

Other Retail Development Sites:

. Identify the following sites for City Centre retail development:
o  Site D — George St/Crooked Lane
o  Site F —73-149 Union Street

o Site G — Aberdeen Market

Policy Framework

Retail planning and town centre policies (covering each of city, town and district centres) require to be

provided in the Strategic and Local Development Plans.

Retail Policy Objectives

Planning objectives for retailing within the study area should include:
e Support for Aberdeen City Centre as the principal shopping location serving the whole of the north
east of Scotland. This support should include both the enhancement of retail provision and the
protection of the City Centre against adverse retail impact from retail developments outwith the City

Centre.

e Improving overall access to shopping provision — particularly for day-to-day shopping requirements

thereby minimising the need to travel.
e Recognition of the economic benefits of retailing.

e Addressing identified retail deficiencies through the allocation of sites for new retail development.
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e Ensuring that significant new urban areas (whether new towns or extensions to existing settlements)
incorporate an appropriate range of retail facilities including new town or district centres (comprising

a range of types of retail unit) where appropriate.

Proposals for Retail Development

e Proposals which include retail development consistent with the proposals identified in the
Development Strategy for Retail Floorspace (Table 7 above) should be supported. Proposals that
incorporate floorspace significantly greater, or of a different character/type of floorspace, would not

be consistent with the recommended strategy.

e Proposals that are not identified in the Development Strategy for Retail Floorspace, or are not

consistent with it should be assessed in terms of:

o Application of the sequential approach.

o  The retail impact that the proposed development would have, on its own and taking into
account cumulative effects with other proposals, on the vitality and viability of relevant

centres.

o The extent to which the proposal will help meet quantitative or qualitative retail deficiencies
identified in this report and which would not be addressed by other retail proposals identified
in Table 7.

Sequential Approach

e A sequential approach should be adopted for all retail proposals with the exception of those
proposals that comprise the formation of a new district or town centre (as identified in Table 8). The
sequential approach should take into account recent court decisions about the application of the

approach.

Aberdeen City Centre

e Identification of the Principal Retail Area. This should be consolidated to reflect the nature of retail

uses and occupiers within the City Centre as shown in Figure 8.

e In areas to the west of the Principal Retail Area (west end of Union Street) and north (northern part of
George Street) there should be encouragement of mixed commercial and residential uses as well as

retail and retail services.

e Other initiatives aimed at supporting the vitality and viability of the city centre including
pedestrianisation of Union Street in the prime retail core, environmental improvements and transport

infrastructure improvements should be supported.
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6.8

6.9

6.10

Other Locations

e Both Torry and Fraserburgh town centres exhibit signs of weakness in terms of vitality and viability
and are vulnerable to adverse retail impact. Notwithstanding the desire to encourage investment by
both the private and public sectors in these centres it is appropriate to consider means for the
rationalisation and consolidation of retail uses in these centres including the encouragement on non-

retail commercial uses and residential development within the town centres.

Issues with Retail Sectors

The general retail planning objectives and policy framework outlined above should be applied to all retail
sectors and sub-sectors. The report however provides a commentary on particular issues that would apply to
different types of retail development including: supermarkets & superstores; other types of convenience
floorspace; retail warehouses (comparison goods); very-large floorplate units; tourist retail; garden centres;

and retail clubs/warehouses.

Monitoring

The strategy also makes recommendations for monitoring retail development.

Recommended Retail Strategy — Summary for Centres

The recommended Retail Strategy comprises a number of distinct elements: identification of the Network of
Centres; the protection of defined centres within the Network; promotion of retail investment in Centres;
addressing retail deficiencies; supporting retail facilities in new urban areas; identification of new retail
development within the City Centre and elsewhere; identification of key policy principles; and consideration of
the particular issues for different retail sectors. These have varying effects on different settlements and
centres. Table 6.4 in Volume 1 of the Report provides a summary of the position for each of the centres

identified in the Network of Centres including:
e Characteristics of retail provision — market area served and scale of retail turnover
e Summary of key retail issues and deficiencies affecting the centre.

e Existing retail commitments affecting the centre (including those proposed nearby but outwith the
defined centre).

e Implications of the recommended Retail Strategy for each centre.
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1

1.1

1.2

1.3

1.4

1.5

Introduction

Background

This Aberdeen City and Aberdeenshire Retail Study (ACARS) has been prepared to provide an up to date
assessment of retail provision within Aberdeen City and Aberdeenshire and to provide an assessment of
potential future demand and supply for retail floorspace within this area for the next 15 years or so. The
primary purpose of this assessment is to provide a basis for the development of plans and proposals for retail
and related activities in the Strategic Development Plan and Local Development Plans being prepared for the

Aberdeen City and Aberdeenshire planning authority areas.

The study has been commissioned jointly by Aberdeen City and Shire Strategic Development Planning
Authority, Aberdeen City Council and Aberdeenshire Council. It provides an update of the Aberdeen and
Aberdeenshire Retail Study (AARS) which was undertaken in 2004. Earlier major assessments of retail
demand and supply in the north east of Scotland were undertaken in 1998 for Aberdeen City and in 1999 for

Aberdeenshire.

Retailing remains one of the key mechanisms by which households gain access to goods and services. It
does not account for all services (for example education, healthcare and other public services are not normally
provided through retail or retail services) but access to retailing, whether located in town centres or elsewhere,
remains of key importance for social inclusion. Retailing is, however, rapidly changing. Over the past decade,
and the last 5 years in particular, major shifts in the way that retail goods and services are delivered to
households have become apparent, for example through the rise in the use of internet. Furthermore major
population growth is planned for the north east of Scotland which includes large scale housing development
within the City and in development corridors to the north, north west and south of the City. It is therefore,
important that information on retail provision and anticipated future demand is kept up to date for development

planning purposes.
This report sets out the findings of the Study. The report is provided in three volumes:

e Volume 1 sets out an overview of the study — the approach and method and the key findings of the
study including: an analysis of retail trends; a description of current retail provision in the study area;
analysis of changes since 2004; future demand and supply; and a recommended strategy for
development planning for retail and retail services within the study area.

e Volume 2 provides a review of current and future provision for all the principal retail locations within the
study area. This includes Aberdeen City Centre and a wide range of smaller centres located throughout
the study area.

e Volume 3 sets out the appendices for the study.

An Executive Summary of the report is also provided as a separate volume.
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Study Brief
1.6 An Invitation to Quote for the Study was issued in March 2013. This identified the following requirements and

1.7

1.8

objectives for the study:

e Provide appropriate data on retailing fit for the purpose of developing a retail strategy and assessment

of retail proposals.

e |dentify an appropriate scale and mix of retail provision for major housing allocations in Aberdeen City.

e |dentify appropriate future retail provision for Aberdeen City Centre and a preferred option for additional

City Centre floorspace.

e Identify issues associated with particular retail categories.

¢ Identify potential implications and risks associated with long term trends in retailing.

e Develop a retail strategy for the Aberdeen Housing Market Area.

¢ |dentify potential implications for development plans in terms of policy and allocations.

The study brief identified the study area to comprise the Aberdeen City and Shire Strategic Development Plan
area with the focus on the Aberdeen Housing Market Area. However it is evident from both the results of the
current study together with that identified in AARS that those parts of the National Park which lie within
Aberdeenshire are functionally part of the retail network identified for the Study Area — in particular there is a
clear dependence for those residing within the National Park on retail provision both within the City and in
towns in Aberdeenshire. Therefore the effective study area used for ACARS has included those parts of
Aberdeenshire that are located within the National Park but no recommendations within this study directly

apply to the National Park.

Furthermore the primary focus of the study, as required in the study brief set out in the Invitation to Quote, is
the area lying within the Aberdeen Housing Market Area. In retail terms, there is a clear functional relationship
between those areas in the Rural Housing Market Area and the Aberdeen Housing Market Area (particularly in
terms of the extent to which trade draw to major retail centres extends beyond the housing market area
boundary) such that, in strategic retail planning terms, it is preferable to include all parts of the Strategic
Development Plan area within the study. Therefore the study has undertaken an analysis of demand and
supply for retail for the whole of the Aberdeen City and Aberdeenshire although the primary focus in terms of
recommendations for new retail floorspace is with centres located within the Aberdeen Housing Market Area.

The relationship between these different areas is illustrated in Figure 1.1.
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Figure 1.1: Study Area Boundaries
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1.9 In summary the brief has been interpreted as requiring:
o Use of up-to-date data for the preparation of a Strategic Retail Model (“SRM”) for the period to 2027.

e Recommendations for a retail strategy with the principal focus on the city and settlements within the

Aberdeen Housing Market Area. This strategy is to include:
- addressing retail deficiencies in existing urban areas;
- identification of retail floorspace to serve new and expanded urban areas;
- the future growth of the City Centre;
- consideration of specific retail sectors and other factors; and

- aframework for emerging development plans.

Hargest Planning Ltd



Aberdeen City & Shire SDP Authority Aberdeen City and Aberdeenshire Retail Study 2013
Aberdeen City and Aberdeenshire Councils Final Report Vol 1

2

2.1

22

23

24

Overall Study Approach

The Study has been undertaken using a range of techniques and data sources. The principal techniques

used for the Study are:

e Data review: existing and future population; existing retail and retail service floorspace; existing and

future available expenditure forecasts; tourism expenditure.
e Household survey.
e Long term market trends and review.

e Development of the Strategic Retail Model (SRM) - including the use of sensitivity tests and

development scenarios.

e Review of existing retail centres — surveys and town centre health checks (vitality and viability).

Data Review

The accuracy of forecasts from the SRM is dependent on the quality of the data that is used for the model.
Where there are uncertainties about data (for example concerning expenditure growth rates or the future use

of the internet) then these can be overcome through the use of sensitivity testing (this is described below).
Data sources used for the study are as follows.
Existing Retail Floorspace.

Disaggregated data was provided by the Regional Assessor for all retail units within the study area. All
properties were reviewed to identify whether the principal use was for: convenience goods retailing; general
comparison goods retailing; bulky goods retailing; retail services; and vacant retail goods/service units. The

working definitions for these categories is as follows:

e Convenience Goods. Pitney Bowes Retail Expenditure Guide definitions have been adopted i.e.
convenience goods: food; alcoholic and non-alcoholic drinks; tobacco; non-durable household goods;

and newspapers and magazines.

e  General Comparison Goods. Pitney Bowes Retail Expenditure Guide definitions have been adopted
i.e. books; clothing and footwear; audio visual goods (excluding those identified as bulky); chemists
goods; jewellery etc; recreational goods and other miscellaneous goods (excluding those identified as
bulky).

e  Bulky Comparison Goods. Furniture and floor coverings; domestic appliances; repair/maintenance

materials; tools/equipment for home and garden; garden plants/flowers; and limited other goods.

e Retail Services. These reflect Goad survey categories and include: restaurants/cafes/fast-food;
hairdressing/beauty/health; launderettes; travel agents; banks and financial services; building societies;
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2.8

estate agents; betting; video/dvd hire; and other services aimed at serving passing members of the
public (rather than uses where normal business would be by prior arrangement).

The above definitions are consistent with those adopted in the 2004 study. It is important to note that the
above definitions do not match classes identified in the Use Classes Order — in particular Class 1 Shops is a
wider definition than is used in this study and includes uses that are either retail services (e.g. travel agent) or,

for the purpose of this study, not identified to be retail (e.g. funeral director).
Population
Base line population has been derived from Scottish Neighbourhood Statistics and the 2011 Census. This

has been aggregated to provide population estimates for strategic model zones. Forecasts were based as
follows:

e Low growth — from SDPA 2008 based forecasts (no adjustment)

e Central case — from SDPA 2008 based forecasts — with uplift adjustment to match to 2011 census

results.

e High growth — from SDPA 2010 based forecasts — with uplift to match 2011 census results.

Current LDP/SDP allocations for growth corridors and development sites for future housing development were
used for allocation to individual study zones with adjustment to other zones to control total population to the
GRO global totals.

Available Expenditure, Growth and Special Forms of Trading

Available expenditure for four sub-regions (“highland” Aberdeenshire, coastal Aberdeenshire, Aberdeenshire -
Aberdeen City HMA; and Aberdeen City) were provided by Pitney Bowes Business Insight AnySite reports.

These are reproduced in Appendix A (Volume 3). Figure 2.1 shows the location of these sub-regions.

Figure 2.1: Location of Study Sub-Regions

{ Aberdeen City
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2.9

2.10

2.1

2.12

2.13

Expenditure growth forecasts have used forecasts produced by both Pitney Bowes Business Insight (trend
forecasts and Oxford Economic Forecasts) and Experian. The following alternative forecasts have been
identified:

e Low case: Experian (RPG 10.1) Defensive Households Forecast and Pitney Bowes Central Forecast for
SFT growth.

e Central Case: average of Pitney Bowes OEF (Retail Expenditure Guide Sept 2012) and Experian
(Retail Planning Guide 10.1 — Sept 2012). These assumptions were used for both total available

expenditure growth and special forms of trading (“SFT”) assumptions.
e High Case: Pitney Bowes OEF (Sept 2012) and Pitney Bowes Central Forecast for SFT growth.

Various combinations of expenditure growth and SFT growth were tested in the development of the model and

the above were identified to represent reasonable limits to forecast ranges.
Tourism

Estimates for tourism expenditure in shops were derived from the 2011 data for Aberdeen City and
Aberdeenshire for comparison goods and estimates of convenience goods spend is made by reference to UK
national average convenience goods spend per day and occupancy rates for different types of
accommodation in the study area. Tourist data for 2005-11 did not demonstrate any clear trend in changing
expenditure levels and therefore, for the purpose of the study, the SRM did not build in growth or decline in

tourist spend in shops.

To ensure a consistent approach to tourism the model also estimated tourist spend by study area residents
made while staying away from the study area. The retail model therefore estimated the net effect of tourist
spend on available expenditure (therefore in areas of high tourism activity such as Deeside this added to
expenditure whereas in other areas such as parts of the Aberdeen suburbs tourist spend reduced overall

available expenditure).

Household Survey

Introduction

A key component for accurately understanding the operation of retail patterns and estimates of actual retail
turnover is the use of extensive and detailed surveys. In this study an extensive household survey has been
undertaken to establish both behavioural and attitudinal information about retail habits in the study area. This

includes the following:

e The identification of quantitative information on shopping habits. This includes the identification of

reasonable estimates of spend on different types of goods at different stores and town centres.
e Mode of transport used for shopping.

e The role of "special" forms of retailing including the internet.
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2.14

2.15

2.16

2.17

e Attitudinal information about different centres.

The design of the survey was undertaken jointly by Hargest Planning Ltd and RMG Clarity and was

implemented as a telephone interview survey by RMG Clarity in May 2013.

The principal benefit of a household survey is that it allows a reliable assessment of expenditure by residents
of the study area which is directed to centres located both within and outwith the study area and also
expenditure on "special" forms of retailing (SFT). However it cannot identify expenditure within centres
located in the study area by those originating from outwith the area. This issue has been addressed by

examination of the following:

e Information on the spend of tourists in North East Scotland (i.e. Visit Scotland and similar study reports

and data on tourist and day visitor numbers).

e Retail studies undertaken for residents in Angus and Moray.

A copy of the household questionnaire is provided at Appendix B in Volume 3.

Scope of Household Survey

The survey covered a range of issues relating to shopping habits and in particular sought to establish the

following:

Main Food Shopping

e In which shopping centre respondents buy most of their household’s main food and grocery shopping

e The most important reason for shopping in that centre

¢ How respondents would rate the following aspects of the centre:

Choice of shops for food shopping

- Choice of shops for clothing, footwear and similar items

- Choice of shops for household electrical items

- Choice of shops for other items

- Ease of getting access to the centre

- Car parking provision

- Public transport access to the centre

- As an attractive place to visit for a shopping trips
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How often respondents undertake their main food shopping and in which shop or supermarket

Those not shopping online were asked how long it took to reach the store on their last main

supermarket shop and the method of transport used

The approximate amount spent on the last main food shopping trip to their principal store

Any other supermarket/ shop used for main food shopping

Top-up Food Shopping

Those who undertake top-up shopping for food and grocery items were asked which store they use
most for this purpose, how frequently they carry out top-up shopping and the amount spent on their last

top-up shop

Non-Food Shopping

Which town respondents use most when shopping for personal goods (e.g. clothing, footwear etc), the

next most important town visited and how frequently they visit these towns for these goods

Respondents’ first and second choice when shopping for bulky goods (e.g. furniture, large appliances,
DIY etc)

Purchasing Methods

How often respondents use any of the following to purchase goods for use at home:

Internet (including purchases via smartphones using internet)

- By telephone (i.e. by speaking to staff and placing an order)

- Catalogue/ mail order

- Mobile shops

- Farmers’ Market (or similar)

- Car boot/ jumble/ second hand sales

- Other methods

Aberdeen City Centre

How respondents would rate the following in Aberdeen City Centre as a shopping destination:

- Choice of shops for clothing and footwear
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Choice of shops for other personal goods (e.g., CDs, china, glass, jewellery etc)

- Choice of shops for furniture floor coverings and large electrical items

- Easy to travel to by car

- Easy and cheap to park

- Easy to travel to by public transport

- As a pleasant and attractive place to visit

- As agood place to combine shopping with other leisure activities (e.g. visit friends, the cinema etc)

- As a good place to combine shopping with other personal business (e.g. visit the bank/building

society)

Other Cities

e Any other cities (first and second choices) visited regularly for shopping trips and the types of goods

purchased there

Demographics

e Age band of respondents

¢  Occupation/Socio-Economic Group of chief wage earner

e Household’s gross annual income

e Number of people in the household aged:

- 0-15years

- 16 years and over

e Number of cars in the household

e Gender

e Quality control

Sampling

2.18 In total 3000 interviews were completed. Table 2.1 indicates the number of interviews completed by zone.
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Table 2.1: Household Survey Samples

Zone

Postcode Sectors

Sample
Achieved

1+3

AB35 5

AB34 4
AB34 5

75

AB33 8
AB36 8

75

4+5

AB54 4 A'shire
AB54 8
ABS5 5 A'shire
AB52 6
AB54 6

100

AB53 4
AB54 7 A'shire

75

AB44 1
AB45 1
AB45 2 A'shire
AB45 3
AB56 4 A'shire

100

AB53 5
AB53 6

50

AB51 8
AB53 8

50

10

AB43 6

AB43 7

AB43 8
AB43 9

100

11

AB42 0
AB42 1
AB42 2
AB42 3

100

12

AB42 4
AB42 5

75

13

AB417

AB41 8
AB41 9

100

14

AB23 8 A'shire
AB41 6

75

15

AB21 0 A'shire

AB21 7 A'shire
AB510

100

16

AB51 3

AB51 4
AB515

100

17

AB31 4
AB517

75

18

AB15 8 A'shire
AB32 6 A'shire
AB32 7

100

Zone

Postcode Sectors

Sample
Achieved

19

AB14 0 A'shire
AB31 5 A'shire

AB13 0
AB14 0 Ab City
AB31 5 Ab City

100

20 W and
20E

AB316
AB39 3

100

21

AB39 2

100

22

AB30 1 A'shire

DD100
DD9 7 A'shire

100

23

AB23 8 Ab City

75

24N

AB21 0 Ab City
AB21 7 Ab City

75

24S

AB219

75

25

AB22 8

100

26

AB24 1
AB24 2
AB24 3
AB24 4
AB24 5

125

27

AB25 1

AB25 2
AB253

100

28

AB16 5
AB16 6
AB16 7

125

29S8

AB10 7

AB157
AB159

125

29N

AB15 4
AB155
AB15 6

AB15 8 Ab City
AB32 6 Ab City

125

30

AB10 1
AB10 6
AB115
AB116
AB117
AB118
AB119

150

31

AB12 3 A'shire
AB12 4
AB12 5 A'shire

75

32

AB12 3 Ab City
AB12 5 Ab City

100

10
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2.19

2.20

2.21

2.22

2.23

Strategic Retail Model

The purpose of the Strategic Retail Model (SRM) is to provide an analysis of the balance between demand
and supply for retail expenditure/turnover within the study area for the period 2013-2027. The model is an
update of the Aberdeen and Aberdeenshire SRM that was prepared for the 2004 retail study. The model
identifies actual turnover levels achieved in existing/future floorspace and, as such, it is not a retail capacity

model".

Retail Demand. Retail demand is expressed through changes in available expenditure arising from residents
and visitors to Aberdeen City and Shire. The primary focus is on expenditure directed to the purchase of
goods through conventional retail floorspace and therefore account is taken of expenditure demand that
occurs through other “special forms” of retail trading including the internet. Demand also takes into account
potential net inflows of expenditure from residents outwith the study area (but not staying tourists) including

residents from Moray, Dundee and Angus, Orkney , Shetland and elsewhere.

Retail Supply. Retail supply is the retail turnover within existing and committed retail floorspace. It includes:
e Turnover in existing shops.
e Turnover in “committed” future retail floorspace.

e Purchases of goods through special forms of trading — as noted, this is discounted at the outset in the

model.
e Expenditure leakage — i.e. purchases of goods through shops outwith the study area.

It should be noted that “committed” floorspace has only been identified for the period to 2017 and therefore
any changes in retail demand will be identified in the model thereafter are shown as changes in turnover in

existing retail floorspace (i.e. changes in sales densities).
The principal components of the model are as follows:

e Use of 33 zones within the study area. These are used to identify areas of broadly similar retail
characteristics and form the basic units for the identification of both retail demand and supply. Zones
are grouped into four sub-regions — highland Aberdeenshire, coastal Aberdeenshire, Aberdeenshire

(Aberdeen Housing Market Area) — also referred to as “commuter”; and Aberdeen City.

¢ Identification of demand through population forecasts and forecasts of changes in available expenditure

per capita.

o Disaggregation of retail into three broad categories — convenience, general comparison and bulky

goods. The study does not address the purchase of retail services.

! Retail capacity models are typically based on the use of notional average levels of turnover achieved by retail floorspace.
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e Identification of expenditure flows from each zone to retail destinations. These flows are estimates from
a combination of: household survey data; existing/committed retail floorspace; future changes in

expenditure patterns (as a sensitivity test).

e Broad distribution of retail expenditure to existing/committed floorspace within general retail locations.

2.24 These issues are considered in further detail below. The overall structure of the model is set out in Figure 2.2.

33 Study
Zones

Convenience
Gen Comp
Bulky Goods

Figure 2.2: Structure of Strategic Retail Model

DEMAND SUPPLY
Population Floorspace:
Existing Available Expenditure :> Existing Available | == Total Retail City Centre; Town Centres;
Tourist Expenditure Expenditure by Turnover @ District Centres;
Zone and Goods + Leakage Local and Rural
Type +Sp Forms of
Trading

g

BASE YEAR: Distribution of
Expenditure
Flows from origin zones
Total expenditure flows
Trade draw to centres

Household Survey
Published turnover rates
Floorspace

—

Roll Forward to Future Years

2.25

2.26

Do Minimum Scenario
Future Changes in Demand Future Distribution of Future Changes in Supply
2017;2022;2027 Expenditure
Population |::> 2017;2022;2027 <:| Retail Commitments
Existing Available Expenditure Flows from origin zones Long IETH:) trends
Tourist Expnditure Total expenditure flows Future Retail Turnover
Total future Available Expenditure Trade draw to centres
Sensivity Tests: Demand Scenario Tests: Location of
Population Growth New Retail Development
Expenditure Growth Scale
SFT Type
Distribution (Market Location
- Concentration)

Model Zones

In support of the analysis the study area has been divided into 33 zones. The definition of zones has been led
by the location of postcode sectors and reflects those used for the 2004 AASRM and also zones used in
earlier studies. The reference to postcodes allows direct application of information collected through the
household survey. Zones have also been differentiated by the two local authorities and, with the exception of
one zone, zones lie within one authority area. The exception to this is Zone 19 which incorporates a number

of freestanding commuter settlements west of Aberdeen in Deeside.

There have been some alterations to Zone boundaries compared to the 2004 study model. This reflects both
that the focus of this study is within the Aberdeen Housing Market Area (as specified in the study brief) and
that major new housing allocations are proposed with the current LDPs/SDP. New zones were therefore
identified to take into account the housing developments in north and west Aberdeen and also for the new
settlement of Chapelton of Elsick. The zones used in the SRM are summarised in Table 2.3 which also
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identifies changes compared to the 2004 AASRM . Figures 2.4 and 2.5 show the location of the Zones within

the Study Area.

Table 2.3: Zone Changes compared to 2004 AASRM

Zone Description Changes from 2004 AASRM
1+3 ggﬁ;c::ﬁr;gzi;aﬁﬂid and Upper Deeside: Aboyne; Zones 1 and 3 combined
2 Aberdeenshire: Alford and upper Don
4+5 Aberdeenshire: Huntly Zones 4 and 5 combined
6 Aberdeenshire: Turriff and rural areas to west
7 Aberdeenshire: Banff, Macduff and coastal areas to

Moray boundary
8 Aberdeenshire: Cumniestown, Garmond and rural
areas
9 Aberdeenshire: Fyvie, Rothienorman and rural
areas
10 Aberdeenshire: Fraserburgh, Strichen
11 Aberdeenshire: Peterhead, Cruden Bay
12 Aberdeenshire: Mintlaw, Maud and rural areas
13 Aberdeenshire: Ellon, Methlick, Pitmedden
14 Aberdeenshire: Newburgh, Balmeddie
15 Aberdeenshire: Oldmeldrum, Kintore
16 Aberdeenshire: Inverurie; Kemnay
17 Aberdeenshire: Sauchen; Torphins
18 Aberdeenshire: Westhill; Dunecht
19 Aberdeenshire & Aberdeen City: Banchory to
Peterculter
20E Aberqeenshire.' Newtonhill and proposed Chapelton ) o
of Elsick Previous Zone 20 split into two
20w Aberdeenshire: Strachan and rural areas parts
21 Aberdeenshire: Stonehaven
22 Aberdeenshire: Laurencekirk
23 Aberdeen City: Bridge of Don; Denmore Road area
24N Aberdeen City: Dyce
243 Aberdeen City: Bucksburn, Bankhead and
proposed Newhills Previous Zone 24 split into two
25 Aberdeen City: Middleton Park, Danestone. | Parts
Includes Garndholme
26 Aberdeen City: Old Aberdeen
27 Aberdeen City: Berryden, Kittybrewster
28 Aberdeen City: Mastrick; Northfield
29N Aberdeen City: west Aberdeen/Countesswells Previous Zone 29 split into two
29S Aberdeen City: Garthdee, Cults; Bielside parts
30 Aberdeen City: City Centre; Torry; Aberdeen Beach
31 Aberdeenshire: Portlethen
32 Aberdeen City: Cove Bay; Altens

13
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Figure 2.4: Aberdeen City Zones
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Figure 2.5: Aberdeenshire Zones

Figure 2.5 Key: Aberdeenshire
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3

3.1

3.2

3.3

3.4

Trends in Retailing

Introduction

This section provides an overview of long term trends in retailing and issues that affect the retail industry
which could have significant implications for retail growth and change in the study area for the period up to
2027. For the period up to 2007/8 it is evident that a series of long term trends resulting in reduced retail unit
numbers but increased retail floorspace had been in place for a number of decades. However the recent
recession that commenced in 2008 appears to have had particular adverse impacts on the retail sector and,
the combination of these impacts with wider societal and technological changes has led to broader
questioning of the role of retailing and levels of future investment in new floorspace. This has become
manifest in a number of different ways — questions regarding the rate of growth of expenditure on retail goods,
the impact of the internet on the need for retail floorspace, impact on the future of town centres and future

investment even modern retail formats such as supermarkets and superstores.

This study focuses on the impact of long term changes rather than short-term property market concerns. This

echoes the advice of Experian in their Retail Planner Briefing Note 10.1 (September 2012):
“Planning decisions for the next two decades should focus on the long term, ignoring the short-term effects of

recent events. But it should be recognised that the future will not necessarily be like the past — if

circumstances change the outlook changes”.

Long Term Retail Trends: 1960s - 2008

Overview of Trends

Retailing is one of the most dynamic and rapidly changing sectors within the national economy and that
change has been a continuous feature since the 1950s. Key references for this review are provided in
Appendix C in Volume 3.

The principal changes in retailing that have been occurring over the past decade include the following:

e A decrease in total number of shops.

e An increase in the number of large food and non-food superstores - despite increased difficulties in
finding sites.

e  Growth of retail sales and floorspace.

e Increase in small store formats - some of which are well suited to markets that were previously too

limited for large scale retail operators.
e Increased ownership of retail businesses outwith Scotland.

e Market concentration of retail sales in less businesses and larger/most competitive retail stores and

locations.
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3.5

3.6

3.7

e Extension of products and services in superstores (food and non-food).

e Strengthening of primary locations and weakening of tertiary locations.

e Larger retailers taking control of the supply chain.

e Changes in accessibility to retail - particularly with concerns about reduced accessibility for the less

mobile in both rural and urban locations.

e Use of technology by retailers - to control costs, develop new markets/formats and to develop customer
loyalty.

e Rapid growth of internet based retailing. This is through a combination of direct delivery to the home of
goods purchased over the internet with some operators having no conventional retail outlets with others

using delivery from existing shops to home for goods purchased over the internet (e.g. Tesco).

Retail Numbers

Numbers of Shops

In terms of total numbers of shops the Federation of Small Businesses in Scotland (2005) and the New
Economics Foundation (2002) identified that between 1997 and 2002 50 specialist convenience retailers
closed per week in Britain. The number of independent grocery stores also declined by 25% (8,600) between
2000 and 2005. At the same time the market share of the major multiple supermarkets increased significantly.

Floorspace and Turnover

In contrast to the number of shops floorspace has increased, frequently at rates faster than the growth of retail
expenditure. The evidence for this is mixed and an analysis of Retail Rankings for the larger UK retail
operators for 2002-2008 indicate some operators with increasing sales densities while others (smaller in
number) with decreasing sales densities. In general older retail space has been retired at a slower rate than
new space has come to the market. The quality of space is important and the demand for good quality space
has remained, in general terms, strong. In combination these factors have indicated that there is a growing

gap in the productivity between new space (and those businesses that occupy this space) and old space.

Scale of Retail Activity

A key feature of the past fifty years has been the rapid growth of retail expenditure:

e Expenditure per capita for convenience goods has risen from approximately £1450 to £1600 (in

constant 2003 prices).

e Expenditure per capita for comparison goods has risen from less than£500 to over £3000.

e Expenditure per capita for all goods has risen from slightly over £2000 to nearly £5000.
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3.8

3.9

3.10

3.1

3.12

3.13

3.14

Over the same period the UK has experienced a 20% increase in population. Combining population growth
with increased expenditure per capita has resulted in growth of total available expenditure of 300% in real
terms. Over this period there has been shift so that most expenditure is directed towards comparison goods

whereas in the 1960s it was predominantly directed towards convenience goods.

Town Centre and Out of Centre Locations

Reflecting trends towards concentration city/large town centres have increased in attractiveness to consumers
and retailers while the inner and middle suburbs and rural retailing have declined significantly. To date this
has reflected larger retailers responding to market demand which has been driven by increased consumer
mobility — consumers are willing and able to travel to major foci of retail activity. City centres have retained
their attraction but the newer edge of centre and out of centre developments are also more attractive than
older shopping areas of the middle suburbs and smaller town centres. In accessible rural areas (i.e. within

relatively easy reach of major towns and cities) retail provision has declined rapidly.

Concentration

Larger Unit Sizes

Average retail unit sizes are increasing. Based on long term trends there has been a decline in shop numbers

but an increase in floorspace resulting in increases in average unit size.

However greater market segmentation and refined targeting of markets which is now emerging particularly in
the grocery sector would indicate trends in the opposite direction — for example as a result of the roll out of
convenience formats both Tesco and Sainsbury are reducing the average size of their stores. Furthermore
micro-outlets can be seen e.g. M&S chilled-cabinets at railway stations as well as their association with BP at
petrol stations. The Competition Commission (2007) identified that customer shopping frequency to
supermarkets may have increased and they have also suggested that demographic changes appear to be
supporting growth in convenience shopping with smaller households with increased proportions of elderly and

single people leading to “smaller shopping missions” with more tendency to “top-up”.

Geographical Concentration

A key trend has been a combination of both decentralisation and concentration. Decentralisation in the
context of market pressures to move away from existing centres (with the exception of the largest town and
city centres) but concentration to both larger individual retail units and also towards larger retail centres

(including established town and city centres).

Business Concentration

The concentration of retail activity in a small number of retailers has been a key trend. Large firms have
increased their market share and small ones have declined. In 1990 the largest 10 firms had a total market
share of around 33% but by 2002 this had increased to close to 40% in 2002 (Dawson 2002). Similarly
Dawson identifies that 70% of trade in 1971 was undertaken by the top 29000 retailers whereas in 2000 this
proportion of trade was accounted for by only the top 100 retailers.

Figure 3.1 shows changes in market concentration since 2000.
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Figure 3.1: Market Concentration Since 2000 - Retail Rankings Data

Retail Rankings Data Proportion of Total Retail Sales
Top 5 Retailers
2000 29%
2005 36%
2012 35%
Top 10 Retailers
2000 41%
2005 45%
2012 55%
Top 100 Retailers
2000 72%
2005 81%
2012 90%

Implications of Long Term Trends for Future Retail Provision

1.

Changes in Retail Organisations

Further decreases in the number of small and micro-firms.

Increased international activity of retailers. A greater proportion of retail in Scotland will be in
companies with headquarters outwith Scotland and a smaller proportion of goods retailed in stores in
Scotland will be manufactured in Scotland. However Scottish products will be sold in these businesses
more widely through retail outlets elsewhere in the world. Some Scottish retailers will be successful

internationally (e.g. Schuh is a recent example).

Market concentration will continue. This will be in terms of numbers of retail businesses and also
locationally. Major new retail schemes tend to be concentrated in a small number of centres. Highly
accessible locations will attract market interest for new retail floorspace.

Strongest potential for growth will be for retailers who have broad general merchandise retailing
(notably the grocers but including other types of store) and the very specialist retailing while retailers
that provide neither extremely wide range nor an extremely deep range will lose their appeal to

shoppers.

Impacts on Retail Locations

Successful large retailers will be operating multi-format strategies that provide retail to a number of
different target markets across a range of settlement sizes. Concentration is likely to be in major city

centres with an intensification of the retail core and into major out-of-town centres.

The losers are expected to be smaller firms in the shops in: the middle suburbs (this would include local

and district centres); in centres of towns that suffer strong inter-town competition; and rural
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settlements/small towns that do not innovate to become specialist provides in some way. Centres that

are able to adapt and innovate to establish a role will thrive/survive, those that do not will decline.

In the larger town centres demand for space will continue — these locations will remain high cost
locations. This will provide a pressure on less successful businesses who will, over time, lose space in
these key locations as a result of reduced ability to pay for expensive locations to the more successful

businesses.

Pressure for out of centre space will continue for the same reasons. Requirements for larger units at
comparatively low cost with access to the large majority of customers (i.e. those that have access to a
private car) will always favour out-of-centre retail park development. Demand will not only be for large
scale development but, in smaller markets, for smaller scale development (e.g. 5000-10000 sq m GFA)

in smaller towns with rural hinterlands.

In those towns and district centres that are less able to compete there will inevitably be a net loss of
retail space. This will affect secondary locations most as the core of these centres contract. This will be
reflected by increased vacancies and deterioration in environmental quality. Over time vacant units will

gradually change into non-retail uses.

In some cases secondary locations (including smaller town centres) have the potential to provide
attractive and unique shops and services as well as to meet local needs including opportunities for a

specialist retail offer (e.g. linked to tourism etc).

Different Types of Space

The trend towards larger units will continue — especially for those retailers that are seeking to extend the
breadth of their retail offer (supermarkets, clothing and DIY retailers). The extension of this principle is
that, for the largest retail units it is possible that these will gradually evolve to potentially provide most of
the full range of facilities provided in town centres i.e. retail, personal service and business, leisure,

recreation and potentially even community and civic.

Summary

3.15 Based on the long term trends observed up fo 2008 the principal conclusions regarding future provision of

retail floorspace were the following:

Demand for additional retail floorspace will continue for the foreseeable future.

Larger centres will see demand for new space (including major refurbishment — but development

constraints will present a major barrier).

Limited demand and development constraints will significantly reduce demand for new space in

secondary locations including small town centres.
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e Lack of new space in smaller centres will result in limited availability of space of the type preferred by
larger retailers — this will underpin some demand for out of centre comparison floorspace in small retail

park developments.

e Other locations are expected to see a gradual decline in retail space. There will, therefore, be a steady

decline in the total number of shops in small town centres, suburban/local areas and in rural shops:

- In the convenience sector independent specialist shops will decline as a result of
competition but convenience-format stores will continue (albeit based on symbol2 groups

or the major grocers) as a result of lifestyle and demographic changes.

- Retail services are expected to maintain or even increase — especially in secondary
locations where occupation costs are expected to slowly decline — this may also support

the development of specialist roles for centres.
- Small independent comparison goods shops (especially general traders) will decline.

e In certain locations specialist retail locations will develop — e.g. associated with transport hubs, sports,

leisure and tourist locations.

Key Issues Post 2008

3.16 Since 2008 two key factors have dominated analysis of the future growth of the retail sector and its

requirements for additional floorspace. These are:

e Future economic growth and, linked to this, the growth of available expenditure for retail. This has been
heavily influenced by the effects of the prolonged economic recession from 2008-2012 which has had a

severe impact on certain retail sectors; and

e The impact of the internet (including use of the internet from mobile devices) and other technology

changes on retail operations.

3.17 Despite the attention given to these factors in the media there are also other important changes that are

affecting the retail industry in Scotland, including changes to demographics and lifestyles.

The Effects of the 2008 Recession

3.18 The retail property market over the past 5 years has, as with other sectors of the development industry, been
profoundly affected by the recession. It has been affected both by the withdrawal of finance from the banks for
funding new developments and also from the squeeze on household income which has reduced the growth of
available expenditure for retail goods. The latter has resulted in increased numbers of retail failures and
reduced demand for new retail floorspace. This has even affected the major supermarket operators — for
example Tesco has been going through a process of reviewing its existing undeveloped sites and seeking to

concentrating on improving its offer in existing stores.

2 . . . . . .
Symbol group is a form of retail franchise where companies act as suppliers to independent grocers and small supermarkets and
produce stores which then trade under a common banner. Examples are Spar, Londis, Nisa, Costcutter.
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3.20

3.21

3.22

3.23

Impacts have varied between prime and secondary retail locations. DTZ, in their 2011 report to the Scottish
Government, consider that the total stock of occupied floorspace is about the same as the beginning of 2008
but that secondary centres have fared much worse than primary centres with increasing vacancy levels in the

former but less so in the latter.

Retailers have focussed attention on prime locations working on the basis that they only need a relatively
small number of stores in a particular part of the country (and in the main locations) in order to have sufficient
presence — the result of this is that many are cutting back on their number of stores. This is complemented by
transactional internet and mobile commerce sites that allow shoppers to access stores from any location at
any time, and order goods. This profile would further increase concentration of retail activity in the larger retail

centres and accelerate many of the trends identified in para 3.15 above.

Economic Prospects

The state of the economy and availability of disposable income are fundamental drivers for the future growth
of retailing. It appears that now, after a long period lasting a number of years of slow and/or erratic growth,

there is a sustained economic recovery with expenditure levels experiencing significant and strong growth.

The key issue for this Study is the long term economic prospect and the impact that this has on expenditure
growth. In their latest Retail Planner Briefing Note® (Sept 2012) Experian provide their own assessment of the

economic outlook and the implications for the retail sector:

¢ The medium-term outlook is for economic growth to be much less buoyant than during the 12 years
prior to the recession of 2008/09. They identify consumer spending growth averaging 2.5% a year
(which compares to an annual average of 3.4% in 1995-2007).

¢ The longer-term outlook. Experian suggest an ageing population will reinforce the need for on-going

fiscal restraint.

e Alternative scenarios. Experian provide three alternative scenarios: optimistic scenario (10%
probability) with UK economic growth matching the previous long term trend at 2.7% per annum;
“eurocrisis scenario” (10% probability) — economic growth derailed during to worsening of the eurocrisis
— growth is limited; and defensive households scenario (15% probability) lower growth arises due to on-
going low levels of expenditure, government restraint with increased levels of savings and repayment of
debts.

Demographics

The Scottish population has received a considerable boost from high levels of net in-migration in the past
decade and this appears to have been particularly strong in the north east. At the Scotland level this has
reversed national population decline such that the total population is the highest it has ever been.
Furthermore there appears to be evidence of increased growth at both the youngest and oldest age groups in

certain locations.

% The next version of Experian’s Retail Planner Briefing Note (version 11) is due out late October 2013.
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3.25

3.26
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3.29

Lifestyle Changes

Consumers now use a variety of shopping channels and locations dependent upon where consumers are
during the day and evening — the key driver being convenience. There are now a diversity of shopping
opportunities — local, out-of-town, town centre, service station, online, travel locations, TV shopping, mobile
shopping, airport retailing — and the choices are increasing all the time. The challenge for the retailer is to

provide the choice of multi-channel shopping, but to make sure that overall it is a profitable model.

Shopping as an activity faces increasing competition from other activities including leisure pursuits. It is
increasingly argued that shopping will need to be able to offer more — because shoppers have a lot more

choices about how to acquire goods shops need to provide something to attract increased footfall.

Technology

The role of technology is of crucial importance for the retail sector. Technological change affects each of the
production of goods, control of operations and ability of the consumer to interact with vendors. It has
substantially reduced the costs of entry for new retail businesses — for example a high number of very small
retailers have become established in recent years using Amazon or ebay as a platform for retailing goods to a

very wide market.

From the consumer perspective smartphones and tablets are just the latest in a series of developments
utilising internet access. The technology is becoming more user friendly and intuitive further increasing

accessibility.

In the present market the most successful businesses appear to be those that have both a virtual and physical
store channels. For many companies having a large number of stores is no longer viable and getting the right
balance and right locational strategy with well-designed internet infrastructure is the key to commercial

Success.

Implications of Recent Trends for the Future of Retailing

Taking all of these factors into account Verdict identify the following key effects on retail growth:

e Limited volume growth means that the profile of a retail outlet is of crucial importance: “if you are not

number one on their [the shoppers] list then you will have little chance of getting a sale”.

e Fewer store visits. More online shopping equates to lower store footfall and lower store revenues, while
higher costs make stores unprofitable. Space, the great driver of retail growth over the past 40 years, no

longer drives growth but instead dilutes profits.

e  High volume business under pressure. Low price, high volume businesses will suffer as volumes but
not costs fall. Furthermore retailers with low margins and high debt levels will be in peril, particularly if

they have a narrow product range.

e Technology. “m-Commerce” (i.e. internet-based retail using mobile phone and related technology) is
growing fast and will become an integral part of shopping for all ages — retailers need mobile capability

to engage with shoppers as well as sell to them.
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e Virtual replaces physical. Retailing must be multi-channel with both the virtual and physical required. A

large number of stores is less likely to be viable.

e Reconfiguration of store portfolios. Multiple retailers are reducing store numbers and focussing on the
best locations in terms of customer numbers, footfall and profitability. This is becoming a new model —
large flagship style stores with satellite stores that provide click and collect facilities, on-line access plus

a transactional website and mobile capabilities.

e Local shopping increases in importance. Higher costs of transport, reduction in buying trips and ageing
population will reduce trips to out-of-town supermarkets, retail parks and shopping centres hitting footfall

and spend in these locations. Local neighbourhood locations will offer more opportunities.

Internet Based Retailing

The role of technological changes underpinning the current and, potentially, future growth of the use of the
internet for the purchase of retail goods has been a focus of debate for the past decade. It is identified by a
number of research organisations to be a key factor affecting future growth and use of retail floorspace. There
is a presumption that the use of the internet, whether from computers at home, tablets computers or
smartphones will increase in importance over the next few years, however, there is a divergence of view as to
how important this sector will be in the longer run: will the use of the internet (or indeed other technological
developments) supplant the need for traditional retail floorspace, its location and distribution or will it simply be

another tool in the retailer’'s arsenal of retail channels?

Examination of historic data shows that the use of the internet for retail sales has grown from about 0.5% of all
retail sales in 2002 to 9.7% in February 2013 but that the proportion of other non-store sales (“special forms of
trading”) has declined from just under 5% in 2002 to less than 2% in 201 1%,

Each of the principal retail forecasters in the UK (Verdict, Experian and Pitney Bowes) all forecast that all
special forms of trading (SFT) will level off as a proportion of total retail sales. It follows from this that its
impact on the need to provide additional retail floorspace will reduce and the provision of new retail floorspace

will revert to being driven by overall growth in available expenditure.

Both Experian and Pitney Bowes adopt this assumption in their forecasts of growth of SFT. PB’s central case
is that the proportion of SFT of all retail goods sales reaches an effective maximum in 2020-22 — from this
point SFT is expected to grow in line with total expenditure growth.

The key points from these forecasts are:

e The presumption is that internet sales (and therefore SFT) will level off as a proportion of total sales —
probably in the early 2020’s. Experian indicate that all SFT will be close to 13% of total retail sales
whereas Pitney Bowes identify this to be 12.5% of total sales (or 11% adjusted to take account of

deliveries of convenience goods from local stores).

* These figures do not take into account the role of “click and collect” which result in internet based trade directed through existing

stores.
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e There are serious uncertainties in these forecasts — the UK is the furthest along the curve in terms of

internet usage (for retail) and therefore one cannot draw on experience from elsewhere.

e Continued high growth of internet use will have significant impacts in terms of the future quantum and

distribution of retail floorspace.

However there are clear contrasting views about the future role of the internet. Whereas each of Verdict,
Pitney Bowes and Experian all identify a levelling off of internet based retail trade within the next decade an
alternative view is advocated by some commentators as leading to a fundamental shift in the nature of
retailing. This alternative argument frequently is highlighted in the media. The argument of this alternative
view is that internet use will, ultimately, lead to a breakdown in the relationship between floorspace and

turnover and that current levels of retail floorspace will no longer be required.

Conclusion — The Future Role of the Internet for Retail

The biggest issue regarding the role of the internet is uncertainty. Examination of recent data would suggest
that growth rates are declining leading to a more stable position in the early 2020s. However it may well be
that the use of smart-phones (“m-retail”) is in its infancy (both by consumers and retailers) and this could

rejuvenate growth.

It should also be noted, as Pitney Bowes do, that the growth of the use of the internet, combined with “click
and collect” and multi-channel forms of retailing will break the relationship between sales densities and
assessments of “need” for retail floorspace. If “click and collect” becomes more significant (as expected by all
commentators) this will potentially result in reduced sale area requirements (i.e. goods are supplied from
storage rather than sales floors) with the result that net sales densities could increase significantly. This is, of
course, consistent with store strategies based on “flagship” plus “satellites”. It would appear most likely that
the net effect of “click and collect” is to reduce net retail floor area requirements.

Although radical assumptions about the future role of internet-based retail are advocated by some
commentators this is not the position of the principal retail research organisations in the UK (i.e. Experian et
al). Furthermore, unlike these research organisations, the commentators proposing high growth of internet
trading do not provide detailed quantitative forecasts. As a result this Retail Study adopts forecasts proposed
by Experian and Pitney Bowes for the future role of Special Forms of Trading (including the internet) and

adopts sensitivity tests to consider the effects of high and low SFT growth for the study area.

Retail Trends: Implications for Study Area

Key Trends

The key factors underpinning the growth of retail over the next 15 years will reflect a combination of the long
term retail trends together with the changes that have been identified over the past 5 years. These can be

summarised are as follows:

e The fundamental business requirements will remain — to maximise business profit through balancing

income with costs. Slower growth in retail expenditure will question the pursuit of maximising income at
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all costs with the result that businesses, especially multiples, will pay greater attention to the control of

costs, especially those associated with peripheral retail locations, to achieve maximum profit.

e Long term real growth in retail expenditure will occur but at lower rates than seen up to 2008. This will
translate into reduced floorspace expansion although total retail floorspace requirements, particularly in

the larger centres, will be expected to continue to grow albeit at rates lower than seen up until 2008.

e Increasing economic wealth will result in increased competition between retail and other sectors —
notably leisure and entertainment. This will result in increasing proportions of town centre space
devoted to retail and leisure services rather than retail goods floorspace. The ageing of society will

reinforce this tendency.

e Personal mobility will continue to increase and be a key factor supporting market concentration in larger

retail centres at the expense of smaller retail centres.

e The role of the internet will have significant impacts on future floorspace requirements. The internet will
take an increasing share of total expenditure (at least until 2020). Furthermore new models of retailing,
utilising technology, are expected to result in reduced sales area requirements — this applies whether
internet sales are by delivery,” click and collect” or virtual stores. The very rapid rate of technological
development will mean that it is very difficult to foresee how this will affect retail even after just a few
years. There will be considerable experimentation by retailers to identify the most effective ways to

utilise this for maximising turnover and profit.

3.40 These factors will have impacts on the quantum, format and distribution of retail floorspace:

e There will be a continuation (and possibly even acceleration) towards market concentration in the
largest centres. This is likely to benefit Aberdeen City Centre. Although comparatively small by UK
standards the level of income in the regional economy, its relative isolation from other major centres
(Glasgow and Edinburgh) and strength and growth prospects of the local economy are all factors likely
to make it attractive to investment. Peripherality and limited absolute size of market in a UK context
may, however, result in some reluctance by London-based institutional investors to consider Aberdeen.
It is not clear whether the next tier of centres within the region will benefit or lose from geographical
concentration. Within Aberdeenshire rapid population growth and recent market success in Inverurie is
likely to support future investment whereas more peripheral and smaller centres are less likely to

benefit. In smaller centres older floorspace will be less attractive to multiples.

¢ In smaller traditional town centres the long term retail potential is expected to be limited. Centres may
benefit from supermarket investment (either new stores or extension to stores to improve the non-food
offer) but significant new investment in pure retail floorspace will be comparatively limited. This has

significant implications for these centres to identify a clear role for their future viability.

e The position regarding retail warehouse space is uncertain. Bulky goods retail will remain dependent
upon the housing market. Within the region this will remain buoyant in the long term however most
retail occupiers of this space are national and investment decisions will be driven by the viability of UK

(rather than north east Scotland) businesses and economy. So called “category killers” which have
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large floorplate units focussing on single product categories (such as electricals, bookshops etc) have
been demonstrated to be prone to competition from the internet. Even in bulky goods the current trend
towards showroom floorspace plus internet transactions (e.g. Oakfurnitureland) point to more limited

floorspace growth.

As a result of new retail channels sales densities in existing floorspace in larger centres and retail
warehouses are likely to increase — i.e. the growth of new floorspace is expected to be at a rate lower

than growth in available expenditure.

The rate of growth of floorspace for convenience goods is expected to reduce. There will still be
demand for areas that remain underserved at present which includes areas of major new housing
development. There will, however, be continuing demand to diversify the retail offer in supermarkets to
cater for a wider non-food offer and, in the larger units, retail services. Growth of small convenience-

format stores by major operators is expected to continue to reflect modern lifestyles.

Long term retrenchment by multiples will create some opportunities for local operators in smaller
centres. However these will need to be able to compete with the internet which will be (almost)
impossible on the grounds of price. Therefore these businesses will succeed where they provide some

or all of the following:

- Unusual or specialist products that are difficult to identify or obtain from the internet.

- A very high level of service (and a type of product that needs this service) that generates

customer loyalty.

- A very attractive shopping/leisure environment that makes shoppers want to visit and

spend.

- Create a brand image that attracts certain groups of consumers (e.g. youth, sports etc).

- Tap into pass by trade otherwise attracted to a centre/location.

These businesses could be found in a variety of locations — many will be attracted to the City
Centre but others could be linked to tourist locations (e.g. outdoor sports in the National Park, or
golf linked to courses). In other cases the long term loss of multiples from smaller centres could

create gaps in the market sufficient for smaller operators to re-enter local markets.

In overall terms there is expected to be a slow loss of retail goods floorspace from traditional
medium/smaller centres — particularly for comparison goods space. This will be a slow process and will,

in part, be countered by increases in retail services.

There will be continued opportunities for retail to be provided at specialist locations — notably transport
hubs, sports, leisure and tourist locations.
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3.46

Implications for the Strategic Retail Model

The retail model is, primarily, concerned with strategic changes in retail provision. It is not designed to identify
precise changes in floorspace in individual centres, rather it is designed to identify how retail expenditure and
turnover will change in locations. Having identified this one can draw conclusions regarding the implications

for future changes in floorspace.

Expenditure Growth

The central case used in the SRM is based on the average of the Pithey Bowes Oxford Economic Forecast
and Experian forecasts — both produced in September 2012 for expenditure per capita for both convenience
and comparison goods. These forecasts are derived from macro-economic models of the economy and are
not trend based projections. Regardless of strength of correlation coefficients there is a high likelihood that
projections which derive part of their basis from historic expenditure growth will not provide a sound basis for

future forecasting.

There remains considerable uncertainty regarding future growth and growth forecasts are regularly being
changed by the UK government or others. Therefore sensitivity tests have been used which include both high

and low growth alternatives.

Special Forms of Trading

As noted there are considerable uncertainties regarding the future growth of SFT and how the use of internet
trading will impact on future floorspace requirements. Both PB and Experian produce central forecasts
although only the PB forecasts take into account the effects of “Click and Collect” (for convenience goods at
least. This is therefore used in the central forecast. However an alternative “high growth” forecast for internet

spend is also included as a sensitivity test in the SRM.

Distribution of Expenditure Flows

The third area which can be considered is the extent to which expenditure flows change over time. Analysis
of floorspace and questionnaire responses allows the identification of current (2013) expenditure flows and
identifies the extent to which expenditure is currently directed to large centres and shops. Comparison of this
to the 2004 retail model demonstrates the extent to which expenditure flows have changed over the past 9

years which assists in identifying changes in distribution of retail expenditure in the future.

The review of trends identified above leads to the conclusion that there will be increased market concentration
in both larger centres and larger stores in future years. This has therefore been reflected in model

assumptions for different types of goods categories for each of the test years.
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4.1

4.2

4.3

4.4

4.5

Retailing in Aberdeen and Aberdeenshire

Introduction

This Section provides a summary and overview of retail provision in Aberdeen City and Aberdeenshire.
Volume 2 provides detailed information for individual settlements and retail centres including the City Centre.
These volumes provide baseline information for the formulation of the recommended Retail Strategy but this
will also assist in providing data for the preparation of town centre strategies, retail impact assessments and

other studies.

The information provided in this Section focuses on the level of retail floorspace and turnover in the study area
as identified in early 2013. It should be noted that retail provision is continually changing as new retail units
are provided and existing units change to non-retail uses and therefore the information contained in this

section and in Volume 2 will vary over time.
Information in this Section includes:

e A summary overall description of the amount and distribution of retail floorspace and expenditure flows.
This includes identifying total floorspace and turnover by the three principal categories of retail goods
i.e. convenience, general comparison and bulky goods — these categories were defined in para 2.4

above.

e |t summaries floorspace information for retail services and vacant retail/retail service floorspace. No

estimate is provided of the turnover of retail services.

e A comparison between current floorspace and turnover and that identified in the 2004 retail study. Key
changes are identified.

e A review of the retail network identifying the principal types of retail centres and their function within the

network.

Overall Distribution of Retail Floorspace

Table 4.1 provides a summary of retail floorspace and turnover, by principal retail goods category, for
Aberdeen City and Aberdeenshire. It also identifies the floorspace located in existing town and district centres
used for retail services and vacant floorspace. All floorspace information is provided though the Grampian
Assessors office combined with planning authority records of the floorspace of major retail units. Information
on retail turnover (expressed in 2011 prices) is derived from combining data on available expenditure (from
Pitney Bowes Insight AnySite Reports) and detailed analysis of the household survey responses together with

known average and typical sales density information.
Table 4.1 shows that the total retail provision within Aberdeen City and Aberdeenshire is as follows:
e Thereis 722,882 sq m retail goods floorspace. This comprises 223,881 sq m GFA convenience goods

floorspace (31% of the total), 338,938 sq m GFA general comparison goods (47 % of total) and 160062
sq m GFA bulky goods (22% of total).
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Table 4.1: Total Retail Floorspace and Turnover — 2013 — Aberdeen City and Aberdeenshire

Convenience General Comparison Bulky Goods All Goods
No. GFA NFA Total Turnover GFA NFA Total Turnover GFA NFA Total Turnover GFA NFA Total Turnover
SqM SgM £m SqgM SgM £m SqgM SgM £m SqgM SqM £m
City Centre 460 23522 14665 £83.40m 156429 101587 £698.28m 20833 13499 £60.23m 200785 129751 £841.91m
Retail Senices 365 12% 10% 78% 83% 10% 7% 57215
Vacant 66 13847
Total 891 271847
Town & District Centres
1. Highland 116 5911 3785 £13.45m 8864 5757 £15.30m 5046 3280 £5.25m 19821 12822 £34.00m
Retail Senices 63 5974
Vacant 10 1338
Total 189 27133
2. Coastal 282 16604 10707 £45.39m 35845 23292 £68.30m 10880 7072 £14.35m 63329 41071 £128.04m
Retail Senices 207 23909
Vacant 49 4835
Total 538 92072
3. Aberdeenshire - Aberdeeen HY 284 28511 18050 £126.40m 37602 25016 £103.06m 20725 14327 £29.15m 86838 57393 £258.60m
Retail Senices 233 23815
Vacant 20 3235
Total 537 113887
4, City 117 35967 21503 £281.17m 39425 25269 £126.17m 22554 15764 £40.99m 97945 62535 £448.34m
Retail Senices 117 11729
Vacant 17 2752
Total 251 112427
TOTAL TOWN & DISTRICT CENTRES 799 86992 54044 £466.41m 121736 79335 £312.83m 59205 40442 £89.74m 267933 173821 £868.98m
Retail Services 620 65426
Vacant 96 12161
Total| 1515 345520
Neighbourhood/Local/Rural
1. Highland 41 1628 1058 £3.32m 3443 2238 £5.13m 574 373 £0.45m 5645 3669 £8.90m
2. Coastal 142 14399 16954 £15.21m 4648 3075 £7.95m 5008 3255 £3.90m 25269 24146 £27.06m
3. Aberdeenshire - Aberdeeen HI 99 19703 12923 £80.68m 5665 3598 £16.54m 11135 6996 £13.47m 35940 23517 £110.70m
4, City 356 26689 17348 £40.40m 17551 11408 £28.03m 12908 8390 £10.99m 57148 37146 £79.42m
TOTAL 638 62418 48283 £139.61m 31307 20319 £57.66m 29625 19015 £28.81m 124002 88478 £226.08m
OOC Supermarkets/Superstores
1. Highland 4 7008 4326 £33.26m 2454 1472 £6.39m 377 226 £1.38m 9839 6024 £41.03m
2. Coastal 6 14506 8970 £89.61m 4227 2609 £16.44m 757 446 £1.73m 19490 12074 £107.78m
3. Aberdeenshire - Aberdeeen HI 3 12030 7343 £72.00m 1452 891 £5.36m 237 154 £0.58m 9780 5828 £77.94m
Inc Conv part of Costco
4, City r 9 17405 11291 £95.09m 6652 4073 £20.65m 1239 714 £3.09m 25297 16079 £118.82m
TOTAL 22 50949 31930 £289.96m 14785 9045 £48.84m 2610 1541 £6.78m 64406 40004 £345.58m
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Table 4.1: Total Retail Floorspace and Turnover — 2013 — Aberdeen City and Aberdeenshire (contd)

Convenience General Comparison Bulky Goods All Goods
No. GFA NFA Total Turnover GFA NFA Total Turnover GFA NFA Total Turnover GFA NFA Total Turnover
SqgM SqM £m SqgM SgM £m SqM SqM £m SqgM SqgM £m
OOC Retail Parks
1. Highland
2. Coastal r 5 0 0 £0.00m 3696 2896 £13.13m 4987 3989 £4.30m 7468 5975 £17.43m
3. Aberdeenshire - Aberdeeen HN 1 0 0 £0.00m 3375 2194 £11.99m 3375 2194 £7.67m 11251 6948 £19.66m
Excl conv part of Costco
4, City 29 0 0 £0.00m 7610 5708 £20.25m 39427 27404 £41.81m 47037 33112 £62.06m
TOTAL 35 0 0 £0.00m 14681 10797 £45.37m 47789 33587 £53.78m 65757 46034 £99.15m
Total Retail Goods Shops Only
1. Highland Aberdeenshire 161 14547 9169 £50.04m 14761 9467 £26.83m 5997 3879 £7.07m 35305 22515 £83.93m
2. Coastal Aberdeenshire 435 45508 36631 £150.21m 48416 31871 £105.82m 21631 14763 £24.28m 115556 83265 £280.31m
3. Aberdeenshire - Aberdeeen HY 387 60243 38315 £279.09m 48093 31699 £136.95m 35472 23671 £50.87m 143809 93686 £466.90m
4, Aberdeen City 971 103583 64807 £500.06m 227668 148045 £893.38m 96962 65771 £157.11m 428212 278623 £1,550.55m
46% 51% 67% 7% 61% 66%
TOTAL 1954 223881 148923 £979.39m 338938 221082 £1,162.98m 160062 108084 £239.33m 722882 478089 £2,381.70m
Total Retail Goods Shops Only
City Centre 460 23522 14665 £83.40m 156429 101587 £698.28m 20833 13499 £60.23m 200785 129751 £841.91m
11% 9% 46% 60% 13% 25% 28% 35%
Town & District Centres 799 86992 54044 " £466.41m 121736 79335 £312.83m 59205 40442 " £89.74m [ 267933 173821 " £868.98m
39% 48% 36% 27% 37% 37% 37% 36%
Neighbourhood/Local Rural 638 62418 48283 " £139.61m 31307 20319 £57.66m 29625 19015 " £28.81m [ 124002 88478 " £226.08m
28% 14% 9% 5% 19% 12% 17% 9%
Supermarkets/Superstores 22 50949 31930 " £289.96m 14785 9045 £48.84m 2610 1541 7 £6.78m [ 64406 40004 " £345.58m
23% 30% 4% 1% 2% 3% 9% 15%
Retail Parks 35 0 0 " £0.00m 14681 10797 £45.37m 47789 33587 " £53.78m [ 65757 46034 " £99.15m
0% 0% 1% 4% 30% 22% 9% 1%
TOTAL 1954 223881 148923 £979.39m 338938 221082 £1,162.98m 160062 108084 £239.33m 722882 478089 £2,381.70m

31%

41%

47%

49%

22%

10%

31

Hargest Planning Ltd




Aberdeen City & Shire SDP Authority Aberdeen City and Aberdeenshire Retail Study 2013
Aberdeen City and Aberdeenshire Councils Final Report Vol 1

4.6

4.7

4.8

4.9

4.10

4.11

e Total net (sales) floorspace is 478,089 sq m NFA i.e. the net area is, on average, 66% of gross floor

area.

e Total retail goods turnover is £2,381.7m per annum (2011 prices). Convenience goods turnover is 41%
of the total, general comparison 49% and bulky goods 10%. It follows from this data that sales densities

are highest for convenience goods and lowest for bulky goods.

Table 4.1 disaggregates this information to allow the identification of retail floorspace and turnover by different
types of retail location — the City Centre, town and district centres (including large village centres and local
centres), retail parks (or similar) and local neighbourhood or rural floorspace. The Table also identifies the
floorspace and turnover in the four sub-regions identified in the study i.e. “highland” Aberdeenshire, coastal
Aberdeenshire, that part of Aberdeenshire in the Aberdeen Housing Market Area and the City of Aberdeen.
As would be expected a high proportion of total retail floorspace and turnover is located within Aberdeen City
but this varies according to type of retail goods: whereas 67% of general comparison floorspace (and 77% of
turnover) is located within the City this figure reduces for bulky goods (61% of floorspace and 66% of turnover)
and is lowest for convenience goods (44% of floorspace and 51% of turnover). This shows a clear trend that
is prevalent in the study area — general comparison goods, in particular, are concentrated in the largest
centres notably the City Centre whereas convenience goods are more closely related to population
distribution. Bulky goods lie between the two — less concentrated in the City than general comparison but less

dispersed than convenience goods.

Aberdeen City Centre

For this report Aberdeen City Centre is taken as the whole of the area identified as the City Centre in the Local
Development Plan. This area therefore extends beyond the City Centre Business Zone. The total retail
goods floorspace in the City Centre is 200,785 sqg m GFA which is 27% of all retail goods floorspace in the
City and Shire. lIts retail goods turnover is estimated at £841.9m per annum — 35% of the total retail turnover

of the study area.

The retail role of the City Centre is dominated by general comparison goods. These account for 78% of the
gross retail goods floorspace and 83% of the retail goods turnover of the City Centre. Convenience and bulky
goods account for approximately 10% of floorspace and turnover each.

Within the City Centre area a total of 460 retail goods shops were identified in 2013 with a further 365 retail

service units and 66 vacant. This totals 891 retail and retail service units.

Details of the retail provision within the City Centre is provided in Section 2 of Volume 2 of this Report.

Town and District Centres

For this section town and district centres include all centres that perform a clear function as the centre of a
community regardless of their classification in the retail network (which is discussed below). Therefore this
includes all principal town centres, major district centres and centres of smaller settlements/communities
which have a clear identifiable retail/retail service focus. Therefore in Aberdeenshire this includes not only the

larger town centres (such as Inverurie) but also small communities (such as Kemnay or Laurencekirk). In

32
Hargest Planning Ltd



Aberdeen City & Shire SDP Authority Aberdeen City and Aberdeenshire Retail Study 2013
Aberdeen City and Aberdeenshire Councils Final Report Vol 1

412

4.13

4.14

4.15

4.16

417

4.18

Aberdeen City it includes the major district centres (e.g. Berryden) and also the larger local centres (e.g.
Mastrick and Cults).

Table 4.1 provides a breakdown of the floorspace for these centres including retail goods retail services,
vacancies and retail turnover. In overall terms town and district centres are identified to account for 267,933
sq m GFA (i.e. larger than the City Centre) with turnover of £869.0m (marginally larger than the City Centre).
These centres comprise 36% of retail floorspace and also 36% of turnover.

Summary data for all principal retail locations is presented in Table 4.2. This shows that there is very wide
variation between different locations for example Inverurie has a turnover of over £123m compared to less
than £3m for Culter. It should be noted that Table 4.2 includes a range of different types of retail location —

not just Town and District Centres.

Supermarkets and Superstores

This category only identifies those supermarkets and superstores that are located outwith the City Centre,
town centres and district centres (for example Tesco in Inverurie and Saisnbury in Berryden are both included
within the relevant town and district centres and not as separate superstores). This section does include
supermarkets that are located in retail parks but not identified as district/town centres (notably Asda and
Sainsbury at Garthdee or Asda at Boulevard Retail Park). This section only includes supermarkets in excess
of 500 sq m GFA — units smaller than this have been treated as convenience-format stores. For the purpose

of this assessment this figure has also included the convenience component of Costco at Westhill.

This section of Table 4.1 shows that there are 22 stores identified in this category. These account for 64,406
sq m GFA (only 9% of all floorspace) and have a turnover estimated to be £345.6m (15% of all retail turnover).
However they are, of course, much more significant in terms of convenience floorspace accounting for 22% of

all convenience floorspace and 30% of all convenience turnover.

Retail Parks

In Table 4.1 Retail Parks comprise purpose built retail parks (e.g. Kittybrewster and Boulevard) and also
groupings of large retail warehouse units including Garthdee, and Windmill Road, Peterhead. Supermarkets
and superstores in these locations have been identified separately.

In total 35 retail warehouse units in this category are identified most of which are in Aberdeen City. In total
these account for 65,757 sq m GFA (9%) of all goods floorspace and £99.2m turnover (4% of total). In the
overall scale of retail provision these therefore have limited overall significance. However they are important
for bulky goods floorspace accounting for 30% of total bulky goods floorspace and 22% of bulky goods

turnover.
It could be considered that, in order to understand the significance of modern retail units in out of centre
locations within the study area, one should consider the supermarkets/superstores category together with the

retail parks category. If one undertakes this analysis it can be seen that these units total:

e 130,162 sq m GFA = 18% of the total retail goods floorspace
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e  £444.7m turnover = 19% of total turnover.

Local Shopping Floorspace

The other category included within Table 4.1 is all other local, neighbourhood and rural floorspace. This
primarily comprises small independent shops and services but also includes large units such as garden
centres. In total 638 retail units are identified in this category — that is over one third of all units. However in
terms of floorspace and turnover their significance is much less — they account for 17% of all floorspace and
only 9% of turnover. They are, however, more important for local convenience provision accounting for 28%

of floorspace and 17% of turnover.

Retail Services

Retail services cover a wide range of personal, catering and financial services and facilities within centres. In
total they are identified to occupy 122,641 sq m floorspace within the city, town and district centres within the
study area that is 20% of the total retail goods, services and vacant floorspace. In total there are 985 retail
service units identified within the city, town and district centres (although there are many outwith these
locations) — that is over 40% of all units in the centres are providing retail services. They are particularly
important in smaller town centres and, as is seen in the review of centres in Volume 2, their importance in

smaller centres has increased significantly over the past decade.

Vacant Units

According the Grampian Assessor records there is currently 26,008 sq m of vacant retail goods and retail
services units within the city, district and town centres. This equates to a vacancy rate, by floorspace, of 5%.
It is likely that this floorspace figure slightly underestimates the scale of vacancies in certain towns and that

the actual vacancy rate is in the region of 6-7% by floor area.

The numbers of vacant units were identified by combining Assessor data with surveys of the principal centres
within the Aberdeen HMA area (City and Shire). This identifies 162 vacant units in these centres which is a
vacancy rate of 6.7% by number of units. These figures are significantly lower than either Scottish or UK
average vacancy levels. There are some difficulties in comparing these figures with UK national figures as a
result of differences in definitions - UK figures are currently typically identified to be 14% by numbers of units
or even higher. Hargest Planning Ltd data, using the same definitions as used in the current study, indicate
average Scottish vacancies in the range of 10-12% by number of units at the current time. This implies that
the vacancy rate for the study area as a whole is well below UK and Scottish average levels whether
measured by numbers of units or by floorspace. As will be seen in Table 4.8 below it is also evident that,
across the study area as a whole, there has been a reduction in vacant retail floorspace using the Grampian
Assessor data — this contrasts with the position for the whole of the UK and Scotland where vacancies have

increased.
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Principal Retail Locations

Table 4.2 identifies the principal retail locations within the study area. As well as identifying quantitative retail
data for each location (numbers of retail and retail service units, floorspace and turnover) it also summarises
the type of retail goods shops available and additional services and facilities available within the centre. Each
of these factors has been used in the analysis of the retail network and the categorisation of centres.

Figures 4.3 to 4.6 provides maps of the study area showing the relative size of retail locations first in terms of
floorspace (Figures 4.3 and 4.4) and then by retail goods turnover (Figures 4.5 and 4.6). The size of the
“pies” for each location is directly proportional to the total floorspace or turnover. In this way the importance of
the City Centre as a retail location can be identified as well as the larger town and district centres. These four
figures also include a number of smaller centres (notably smaller rural town centres) which are not included in
Table 4.2.

Available Expenditure, Turnover, Leakage and Retention

The SRM allows the identification of the overall expenditure flows into and out of the study area. These are

summarised in Figure 4.7 below.

Figure 4.7 shows that, if one discounts expenditure directed towards special forms of trading (notably the
internet) then the expenditure inflows generally match outflows that is the net expenditure and turnover
generated by tourists is broadly balanced by leakage of expenditure to other centres (i.e. from those living
close to retail centres outwith the study area or expenditure directed to larger retail centres such as Glasgow
or Edinburgh). The difference between retail turnover and available expenditure is therefore largely
accounted for by expenditure directed to special forms of trading.
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Table 4.2: Principal Retail Locations

- 2013 No. of Units Total Retail Goods Additional Services and Facilities in Range of Retail
Location Zone Total and Retail Service
i i i Centre Goods Shops
Goods Convenience Comparison Service Vacant Total Floorspace
2
5 E City Centre 26/27/30 £841.91m 75 385 365 66 891 271847 sqm All categories with extensive choice Wide ranging
o
Aboyne 1+3 £7.10m 3 9 13 0 25 3605 sqm Most categories Limited
o | Alford Town 2 £5.46m 4 12 12 2 30 4732sqm Limited retail offer Limited
C
tE“ Ballater 1+3 £5.47m 6 28 10 1 45 4372 sqm Most categories Limited
(2]
T Most categories with choice; multiples and
Huntly 4+5 £12.43m 10 37 22 6 75 12180sgm independents Good range
Insch 4+5 £3.54m 4 3 6 1 14 2244 sqm V limited - esp comparison Limited
Most categories with choice; multiples and
Banff 7 £29.01m 10 36 31 7 84 17131sgm independents Good range
Fraserburgh 10 £33.00m 19 57 64 23 163 25432 sqm Almost all categories with choice; Wide range
independents and multiples
Fraserburgh OOC - 10 £59.85m 2 2 4 9176 sqm Lidl, Argos, Acom, Tesco None
Maconachie Rd
g Macduff TC 7 £3.54m 6 19 15 0 40 5133sqm Limited retail offer Limited
©
8 Mintlaw 12 £1.67m 4 2 7 2 15 1824 sqm V limited - esp comparison Limited
Almost all categories with choice; .
Peterhead 11 £36.12m 14 69 60 15 158 27889 sqm independents and multiples Wide range
Er?ittzrgﬁle;g 00C (large 11 £71.71m 3 3 6 18150 sqm 4 locations - largest only has 3 units None
Turriff 6 £99 54m 14 32 30 2 78 14663 sqm Most catggories with choice; independents but Reasonable
few multiples range
Banchory 19 £12.52m 7 34 28 2 71 8578 sqm Most categories with choice; multiples and Some alqunmnal
independents facilities
Ellon 13 £12.13m 7 31 36 2 83 12737 sqm Most categories Good range
Inverbervie 22 £4.36m 6 5 4 1 16 2876 sqm V limited - esp comparison Limited
Inverurie £120.52m 13 61 50 5 129 40042 sqm Most categories with choice; multiples and Good range
independents
Inverurie OOC 16 £23.79m 1 1 3469 sqm Superstore only None
& | Kenmay 16 £1.42m 4 4 8 0 16 1768 sqm V limited - esp comparison Limited
=}
E Kintore 15 £1.27m 3 3 6 0 12 859sqm Limited retail offer Limited
8 Laurencekirk 22 £7.02m 5 12 14 2 33 4349 sqm V limited - esp comparison Limited
Oldmeldrum 15 £2.88m 3 6 11 2 22 2331sqm V limited - esp comparison Limited
Portlethen 31 £67.33m 3 7 13 1 24 22956 sqm Limited retail offer Limited
Most categories with choice; multiples and
Stonehaven 21 £13.96m 15 35 47 4 101 11314 sqm independents Good range
Westhill 18 £15.19m 4 9 16 1 30 6078 sqm Limited retail offer Limited
Westhill OOC 18 £66.36m 1 1 2 16162 sqm Tesco + Costco Limited
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Table 4.2: Principal Retail Locations (contd)

No. of Units . Additional
Location Zone 2013 Total Ret?" Goqu . Services and
and Retail Service Range of Retail Goods Shops AR
Turnover Floorspace Facilities in
Convenience Comparison Service Vacant Total P Centre

Berryden DC & RP 27 £107.68m 1 12 2 1 16 24913 sqm Limited retail offer Limited
Boulevard RP 30 £73.65m 3 8 0 0 1 22644 sqm Limited retail offer None
Bridge of Don/Denmore 23 £17.35m 9 19822 sqm Limited retail offer None

Some additional
Cults DC 298 £6.18m 3 11 15 2 31 4786 sqm Limited retail offer facilities

Some additional
Culter DC 19 £2.61m 4 6 11 1 22 2227 sqm Limited retail offer facilities
Danestone DC 25 £76.93m 2 1 5 0 8 13919sqm Limited retail offer None

-g Dyce DC 24N £48.97m 2 3 5 2 12 10268 sq m Limited retail offer Limited

Garthdee RP 29S £156.34m 2 3 0 0 5 34892 sqm Limitted to 5 mjor units None
Kittybrewster RP 26 £26.05m 0 12 0 1 13 17044 sqm Limited retail offer None

Some additional
Mastrick DC 28 £5.64m 7 4 11 1 23 3791sqm Limited retail offer facilities
Middleton Park 25 £28.36m 1 0 6 0 7 5787 sqm Limited retail offer Limited

Some additional
Rosemount TC 27 £12.34m 10 33 41 4 88 8518 sqm Most categories facilities

Reasonable
Torry TC 30 £5.92m 8 14 32 7 61 5552 sqgm Most categories range
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Figure 4.3: Aberdeen City — Retail Floorspace 2013
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Figure 4.4: Aberdeenshire — Retail Floorspace 2013
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Figure 4.5: Aberdeen City — Retail Turnover 2013
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Figure 4.6: Aberdeenshire — Retail Turnover 2013
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Figure 4.7: Study Area Expenditure Flows and Turnover — 2013

Tourism Expenditure:

Inflows = +£40.9m
Outflows = -£21.8m

Net = +£19.2m

Residents’ Available
Expenditure: .

Inflows = +£2581.3m

Residents’ Special
Forms of Trading:

Outflows = -£204.7m
Net = -£204.7m

Total Available
Expenditure:

£2600.5m

Turnover of Shops in
Study Area:

£2381.7m
Net = +£2581.3m

\ Leakage Expenditure:

Inflows = +£96.5m
Outflows =-£110.6m

Net = -£14.1m

4.27

4.28

4.29

Changes Since 2004

Changes for the Whole Study Area

A general picture of change over the past decade can be identified from comparing the data from the SRM
with that prepared for the 2004 AARS study. This information is set out in Table 4.8. Data from the 2004

study has been rebased to 2011 prices.

The Table shows that estimates of available expenditure for convenience goods have declined by 13%
between 2004 and 2013. The scale in drop of available expenditure may appear surprising but the figures are
directly in line with data published by Pitney Bowes in the latest Retail Expenditure Guide taking into account
population growth. Convenience expenditure per capita peaked in 2006 and has declined in real terms since
that data. In contrast there has been a rapid growth in available expenditure for general comparison goods of
78% but expenditure for bulky goods has remained broadly flat (slight increase). The overall scale of growth
has been higher than identified by Pitney Bowes for all comparison goods — the growth for all comparison
goods within the study area over this period is 59% from Table 4.8 but the equivalent per capita figure from
Pitney Bowes is 31%. The difference can be explained as a result of above average population growth and

increasing relative affluence within the study area as a whole over this period.

Turnover changes closely reflect the changes in available expenditure i.e. decline in convenience goods

turnover, rapid increase in general comparison turnover and slight increases in bulky goods turnover.
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4.30 The position with turnover changes needs to be contrasted with the changes in retail floorspace that have

4.31

occurred over the same period. These show that there has been a significant increase in convenience
floorspace (+18%), a similar increase in general comparison floorspace (+20%) and a decline in bulky goods
space (-19%). These changes take into account shifts in the use of space within existing shops (including
reduced areas for convenience goods and increases in comparison goods in supermarkets and superstores,

and changes from bulky goods to general comparison goods in retail warehouses).

The increase in convenience floorspace is explained through the growth of supermarkets and superstores
primarily in Aberdeenshire as retailers have sought to extend market catchments to local areas. Therefore
retailers have increased market share through new development at a local level despite global reductions in
convenience retailing. The result of this is average sales densities declining putting pressure on weaker
businesses. In contrast comparison goods floorspace has not matched growth in expenditure resulting in
higher sales densities. Because of the nature of market concentration for general comparison goods, despite
growth in markets, development viability remains difficult in locations other than the largest towns and the City.
In these secondary locations comparison floorspace is normally only possible where development costs are
low — i.e. in out-of-centre locations and even here only the stronger markets are favoured. Aberdeen City
presents a different situation but it is only recently that proposals have come forward for significant
comparison floorspace (e.g. at Denmore Road). The other key factor is that the City Centre is clearly the
strongest location for new comparison floorspace but the time and investment required to bring sites together
in the City Centre has meant that the delivery of space has not matched growth in the market. As a result

general comparison sales densities have increased significantly in real terms between 2004 and 2013.

Table 4.8: Expenditure, Turnover and Floorspace Changes — Study Area 2004-2013

Total Available Expenditure £m (2011 prices)
2004 2013 Change 04-13
Net Net

Net SFT SFT Total SFT SFT Total SFT SFT Total
Convenience 1156.0 11.7 1167.7 | 1000.2 19.0 1019.1 | -13% 62% -13%
General Comparison 674.3 60.2 734.5 1155.8 153.3  1308.1 71%  155% 78%
Bulky Goods 241.4 21.6 263.0 241.0 324 273.3 0% 50% 4%
Total 2071.7 93.5 2165.2 | 2397.0 204.7 2600.5 16%  119% 20%

Turnover £m (2011 prices)
Convenience 1136.9 979.4 -14%
General Comparison 677.4 1163.0 72%
Bulky Goods 234.6 239.3 2%
Total 2048.8 2381.7 16%
Gross Floorspace
Convenience 190249 223881 18%
General Comparison 283612 338938 20%
Bulky Goods 196929 160062 -19%
Total Goods 670790 722881 8%
Retail Services 186412 169198 -9%
Vacant 59984 46104 -23%
Total Goods and
Services 917186 938183 2%
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4.32 The Table also shows that, over the period 2004-2013, there has been a modest decline in retail services

4.33

4.34

(reflecting a substantial drop in retail services outwith town centres) and also a decline in vacancies.

Changes in Towns

Changes in retail floorspace and retail turnover have varied enormously between different retail locations
within the study area. This is seen in Figures 4.9 and 4.10 which show the percentage changes in retail
goods floorspace (Fig 4.9) and retail goods turnover (Fig 4.10). It should be noted that the figures indicate
percentage change — therefore centres with a low base and with even limited amounts of new floorspace will

register significant growth.

Figure 4.9 shows change in retail goods floorspace. This indicates the contrasting fortunes between different

locations within the study area:

Highest growth (in percentage terms) has been in out-of-centre locations in Aberdeenshire. The high
growth of Inverurie reflects the development of the retail park which has subsequently been included
within the defined town centre and therefore could be considered to overstate growth in this location
(the retail park is also included in the town centre data showing growth of over 60%). Other out of centre

locations showing high growth are Fraserburgh and Peterhead.

Some town and district centres have registered significant growth — a key part of this is the reduction in
vacant floorspace (notably Turriff and Banff) and also redevelopment of existing units (e.g. Danestone,
Westhill or the City Centre).

However others have experienced decline due to range of different factors: Portlethen (due to large
units becoming vacant) and Fraserbugh, Rosemount and Torry (as a result of more general factors

including the shift from retail goods shops to services).

4.35 Figure 4.10 presents a different picture:

High growth is identified for Boulevard and Turriff as a result of changing retail operators (Asda in
Boulevard and Tesco in Turriff) resulting in higher turnover than previous operators. Others
experiencing growth are those centres with a greater proportion of turnover derived from general

comparison goods which have benefited from market growth.

In contrast locations that have declined are those where turnover is dominated by convenience
floorspace including centres in north Aberdeen (Danestone, Dyce and Middleton Park) which have been
affected by increased competition from supermarkets and superstores in Aberdeenshire. It also shows

that those centres that have seen a decline in floorspace have also resulted in reduced turnover.

The figure also shows the general decline in retail goods floorspace in the smallest centres.

The situation with Westhill is slightly unusual with an increase in retail floorspace but decline in total
turnover. This reflects the impact on the Tesco superstore on town centre convenience floorspace
resulting in trade diversion which exceeds the additional turnover associated with new retail floorspace

in the town centre.
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Figure 4.9: Total Retail Goods Floorspace Change — Retail Locations 2004-13
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Figure 4.10: Total Retail Goods Turnover Change — Retail Locations 2004-13
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Future Expenditure, Floorspace and Turnover

4.36 The SRM uses information to identify future turnover in existing centres. This is based on the following:

4.37

4.38

4.39

4.40

e Forecast changes in available expenditure (based on forecast changes in population, expenditure per
capita and the role of special forms of trading).

e Changes in the pattern of expenditure flows — in particular increased market concentration favouring

larger centres/units compared to smaller ones.

e Retail floorspace commitments.

Available Expenditure Changes

The implications for expenditure growth and special forms of trading were reviewed in Section 3. The central

case used for the retail model identifies the following growth in available expenditure:

e Convenience Goods: the central case identifies modest growth from 2013 to 2022 of +10% and +16%
to 2027 (range in 2027: +11% to +27%).

e General Comparison Goods: the central case identifies high growth from 2013 to 2022 of +40% and
+71% to 2027 (range in 2027: +32% to +114%).

e Bulky Goods: the central case identifies high growth from 2013 to 2022 of +41% and +73% to 2027
(range in 2027: +33% to +116%).

These forecasts are derived directly from the forecasts produced by Pitney Bowes/OEF and Experian
(reviewed above). They differ from the changes that have been observed in the period 2004-2011 because of
the major impact that the recession has had on retail expenditure growth over the period 2008-2011 as

summarised in Table 4.8.

There is increasing uncertainty with the forecasts for the period from 2022-2027 therefore limited
consideration has been given to these. However, even for the period 2013-2022, the forecasts indicate
significant growth in available expenditure especially for comparison goods. This occurs even taking into
account the principal forecasts for continuing growth in the use of the internet for retailing (as noted in
paragraph 3.50 above). All other things being equal one would expect retail turnover in existing retail
locations to match this scale of growth.

Patterns of Expenditure Flows

Long term trends reviewed in Section 3 have indicated that there is an expectation that there will be greater
concentration of retail activity in larger retail units and centres. For convenience goods this is likely to be less
significant because of the comprehensive network of major stores already available within the study area and
recent trends supporting local convenience-format stores. However for comparison goods the current trends
are reinforcing the role of major centres (this would include the City Centre, major retail parks and larger
town/district centres). These trends would result in even higher rates of growth of retail turnover in the largest
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4.41

4.42

4.43

4.44

4.45

centres (notably the City Centre) and slower growth in smaller centres and local/neighbourhood/rural

floorspace.

Retail Commitments

There are currently a large number of retail schemes that have been granted planning permission or are
identified as retail development sites in the Local Development Plans. Because there is limited planning
policy impediment to the implementation of these schemes they are all treated as retail “commitments” for the
purpose of this study. The full list of retail commitments identified in Spring 2013 is provided in Table 4.11.
Where planning permission has been granted details of the proposed floorspace is available and this is set out
in the Table. Where the proposal is an allocation, or only general information has been provided, an
assessment has been made of the scale and type of floorspace likely to be accommodated in the proposal.
For the purpose of the study it is assumed that nearly all the proposals could be implemented by 2017 (the

exception is the proposal at Haudegain Triangle where it is assumed implementation would be by 2022).

Table 4.11 shows that there is a substantial amount of retail floorspace included within the list of retail
commitments. In total 60,361 sq m GFA retail goods floorspace is identified — 64% in Aberdeenshire and 36%
in Aberdeen City. Furthermore 48% of the proposed retail floorspace is for convenience goods and only 29%

for general comparison and 23% of bulky goods.

Retail commitments will have a direct impact on existing retail locations and centres. They will divert trade
away from competing proposals and this trade diversion will, in certain cases, exceed the increases in retail
turnover that would arise from increased available expenditure. This will be most significant with the proposed
convenience floorspace. The proposed scale of new convenience floorspace is about the same net increase
in floorspace that has been developed in the period 2004-13 and represents a 13% increase in gross
convenience floorspace. In contrast the growth in available expenditure for the period to 2017 is identified to
be only 10% and 16% up to 2023. It is inevitable therefore that, if all this space is developed, there will be

many locations that will see a real decline in convenience turnover.

Overall Effects on Future Turnover

The strategic model has drawn each of the above factors together to assess the anticipated future changes in
turnover in existing centres. This assessment is conditional on no other floorspace coming forward (other
than that identified as a commitment). This shows that, for comparison floorspace (both general and bulky)
turnover will increase significantly. It will be fastest in the City Centre and those locations with retail
commitments for comparison floorspace. In contrast for convenience turnover there will be redistribution —
growth in those centres/locations with proposals for new floorspace and decline elsewhere. Turnover is

identified to increase significantly for all types of retail goods.

The principal purpose of this analysis is to set out the “do minimum” position in terms of strategies for the
provision of new retail floorspace to reflect the identified increase in demand. It is the “do minimum” because
it assumes that the only implemented floorspace will be that already granted planning permission or allocated
in the development plans and does not allocate any further space. This is an important exercise to undertake
because it allows the identification of potential retail deficiencies and the scale of additional new floorspace
that could be identified in the proposed retail development strategy. This is addressed in detail in Section 5.
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Table 4.11 Retail Commitments

Hargest Planning Ltd

Trading
Zone Location Proposed Development by Conv GC BG Total
GFA NFA GFA NFA GFA NFA GFA NFA
Aberdeen City
23 Site 4 Denmore Road Unrestricted Class 1 2017 4560 2736 2280 1368 380 228 7220 4332
23 Dubford Class 1 2017 392 255 118 76 510 331
26 390-406 Great Northern Road Convenience Format Foodstore 2017 230 160 230 160
28 Haudegain Triangle Retail Park 2022 3250 2438 3250 2438 6500 4875
29N Hazlehead Nurseries General Comp 2017 500 400 500 400
32 Souter Head Road, Cove Residential or retail opportunity 2017 4313 2588 1150 690 288 173 5750 3450
32 Wellington Road (E) Class 1 2017 702 456 210 137 912 593
Aberdeenshire
6 Market St, Turriff Supermarket 2017 2560 1536 640 384 3200 1920
7 Canal Park, Banff Supermarket (Tesco) 2017 3219 1932 858 515 215 129 4292 2576
10 Watermill Road, Fraserburgh Supermarket (Asda) 2017 3458 1748 922 466 231 117 4610 2331
11 Kirkburn Mills, Peterhead Mixed class 1 retail 2017 1308 811 1792 1218 1465 1015 4565 3044
11 Asda, Peterhead Extension/ 2017 489 367 1271 954 196 147 1956 1467
11 Buchan Gateway, Peterhead Bulky goods retail warehousing 2017 4645 3484 4645 3484
11 St Peter Street, Peterhead 3 non-food retail units 2017 1858 1208 1858 1208
15 Midmill, Kintore Supermarket 2017 1255 753 139 84 1394 836
15 Forest Road, Kintore 3 units Class 1 2017 224 146 416 270 640 416
16 Harlaw Road, Inverurie Proposed superstore 2017 4200 2520 1500 900 300 180 6000 3600
16 Harlaw Road, Inverurie (Aldi) Proposed foodstore 2017 1254 900 313 225 1567 1125
18 Westhill Centre 5 retail units (phase 1 of expansion) 2017 800 520 400 260 1200 780
19 Deeside Nurseries, Drumoak Extension to Garden Centre 2017 2812 2342 2812 2342
Total
Aberdeen City 10197 6195 7508 5109 3918 2839 | 21622 14141
Aberdeenshire 18766 11233 | 10110 6483 9862 7413 38739 25129
Total 28964 17428 | 17617 11593 | 13782 10253 | 60361 39270
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4.46

4.47

4.48

4.49

4.50

Network of Centres

Introduction

Scottish Planning Policy requires the identification of a network of centres within a planning authority area. The

role of individual centres within the network should be identified.

SPP requires that town centres should be the focus of a mix of uses — and the consultation draft SPP also
identifies a range of additional requirements for locations to be identified as town centres including: a high level of
accessibility; locations which have a quality of character and identity, wider social and economic activity,

integration with residential areas, and environmental quality.

In the absence of clear guidance from SPP the following has been taken into account (from the 2009 version of

PPS4 for England) for the identification of district and local centres:

District centres will usually comprise groups of shops often containing at least one supermarket or superstore,
and a range of non-retail services, such as banks, building societies and restaurants, as well as local public

facilities such as a library.

Local centres include a range of small shops of a local nature, serving a small catchment. Typically, local centres
might include, amongst other shops, a small supermarket, a newsagent, a sub-post office and a pharmacy. Other
facilities could include a hot-food takeaway and launderette. In rural areas, large villages may perform the role of

a local centre.

The terms “district” and “local” centre are regarded as generic and terms can vary (e.g. neighbourhood or village
centres in place of “local centre”). There are also a range of other types of retail location that should be
considered in terms of their role within the retail network. These include: purpose built retail parks; freestanding
major stores (including supermarkets/stores, retail warehouses, garden centres etc); agglomerations of large
retail units in a locality; individual local shops; small parades of shops; specialist tourist/leisure shops associated

with particular attractions; shops at transport hubs and so on. Not all of these are found within the study area.

Characteristics of Existing Retail Locations in Study Area

There are a number of characteristics of retail locations that will assist in determining the function of the centre

and, from this, identification of its classification and role within the retail network. These include:

e The number, floorspace and turnover of retail units.

e The range of the retail goods offer — by types of shops and ranges of goods within shops within the

location.

e The extent of retail services.

e The extent of non-retail services and facilities including both public services and facilities and also other

commercial services and facilities.
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4.51

These factors have been summarised in Table 4.2. From a retail planning perspective (as distinct from town
centre planning) the extent of the retail offer as expressed in terms of both numbers of units and turnover is
particularly useful and Figure 4.12 provides an illustration of the relationship between size of centre (numbers of
units) and turnover for retail locations within the study area. The City Centre is excluded from this Figure. The
first part shows the direct relationship indicating well the substantial variation in turnover between centres
whereas the second part uses a logarithmic scale for turnover. The second part makes it easier to identify centres
with more similar characteristics but both figures indicate broad groupings of locations based on numbers of units

and turnover. The categories of locations are:

1. Large town centres with high turnover and wide range of retail offer. This is limited to Inverurie,
Peterhead and Fraserburgh. Note that the turnover of Inverurie is considerably greater than the other

two.

2. Medium sized town centres with a good range of shops but more limited turnover. Note that Torry,

although within this group, has significantly lower retail offer and turnover.

3. Small centres comprising either larger villages’ centres or traditional local centres in Aberdeen. All are

dominated by smaller retail units.

4. Retail locations mostly within Aberdeen City characterised by a small number of retail units but with very
wide variation in turnover but all with considerably higher turnover than category 3 above. This group
includes both retail parks, agglomerations of large retail units and centres dominated by large

supermarkets and superstores.
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Figure 4.12: Relationship between Turnover and Retail Units
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Proposed Network of Centres

452 Table 4.13 sets out the proposed retail network for the study area together with a summary of the function and

role of each category.

Table 4.13: Proposed Retail Network

Category of Function/Role of Centre
Centre

Locations

Regional Centre | Principal retail location for the north east of
Scotland.

Provides very wide range of retail, retail service and
non-retail public and commercial services and
facilities.

Provides a focus for the city- and region-wide
community and as a focus for transport.

Aberdeen City Centre

Town Centres Provide a wide range of retail, retail service and
non-retail public and commercial services and
facilities.

Provide a focus for the local community (fown and
immediate rural hinterland) and for local transport
networks.

Aberdeenshire: Banchory; Banff; Ellon;
Fraserburgh; Huntly; Inverurie; Peterhead;
Stonehaven; Turriff; Westhill

Aberdeen City: Rosemount; Torry

District Centres Provide a range of retail and non-retail services and
facilities meeting a significant proportion of shopping
requirements for the surrounding local communities
located primarily in suburban locations (City of
Aberdeen). Superstore-based District Centres have
more limited non-retail offer.

Aberdeenshire: Portlethen

Aberdeen City: Upper Berryden; Danestone;
Dyce; Rousay Drive; Middleton Park

Local and Village | Provide a limited range of retail facilities and other
Centres services/facilities — primarily meeting some of the
day-to-day needs of the local community.

Aberdeenshire: Aboyne; Alford; Ballater;
Insch; Inverbervie; Kenmay; Kintore;
Laurencekirk; Macduff; Mintlaw; Oldmeldrum

Aberdeen City: Cults; Culter; Mastrick

Neighbourhood Small groups of local shops/parades — primarily Numerous
Centres convenience and local retail services.
Other Retail developments (either purpose built or well- Aberdeenshire: Fraserburgh (Maconachie
Commercial defined groups of separate units) that serve one or Road); Portlethen; Westhill (Endeavour
Locations: more specific retail market sectors with relative wide | Drive)
) catchment areas. )
- Retail Aberdeen City: Lower Berryden; Boulevard
Parks RP; Garthdee; Kittybrewster RP
- Others
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5

5.1

5.2

5.3

Retail Deficiencies and Floorspace Strategy

Approach to Identifying Retail Deficiencies

The SRM allows analysis to be undertaken to identify potential existing and future retail deficiencies. This

includes the following:

e Comparing available expenditure within defined zones with both the forecast actual turnover and
notional average turnover of floorspace within the defined Zone.

e Undertaking a similar analysis but for parts of Zones e.g. associated with new major housing
allocations/settlements and the potential new floorspace that would address the available expenditure

generated within the new housing areas.

e Comparison of forecast “actual” turnover with notional average turnover to ascertain the extent to which

existing/committed floorspace would be trading above (or below) notional average levels.

Retail Deficiencies: Convenience Floorspace

The distribution of expenditure flows identified in the strategic model confirms that most convenience goods
are purchased locally. This supports the analysis of quantitative retail deficiencies at a zonal level. The
model also shows that most retail locations with significant convenience floorspace draw trade from more than
one zone — in certain cases (e.g. Inverurie Tesco, or Garthdee superstores) the primary and secondary
catchments are quite extensive. Furthermore catchments of competing retail locations will overlap — this
occurs in both rural areas (e.g. Zone 12 with trade to each of Ellon, Peterhead and Fraserburgh) and within
the City where there is relatively easy access to a number of superstores. Therefore the analysis of retail
deficiencies for convenience goods includes the following:

e Consideration of available expenditure compared to notional average turnover and also actual forecast

turnover.

e Examination of the existing catchment areas served by retail locations and the balance between

demand and supply in the whole of these catchments.

e Consideration of the potential convenience floorspace that could be supported by major new housing

allocations.

Analysis by Zones

The most straightforward guide for convenience floorspace is the comparison of available expenditure with
notional average turnover. This is a conventional retail capacity approach. This identifies® that, for the whole
of the study area (all 33 zones) the notional average turnover for all convenience floorspace exceeds the

available expenditure for all years i.e. this would suggest that, in overall terms, there is already an over-supply

® The detailed tables for this analysis and for other quantitative retail deficiency analysis are not reproduced in this report but were
provided for Working Papers for the study.
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5.4

5.5

5.6

of convenience floorspace. This is greatest in 2017 when a number of new supermarkets and superstores are

assumed to be implemented and gradually reduces to 2027.

However this masks considerable variation between different parts of the study area. For example in
Aberdeenshire Zones 16 (Inverurie) and 18 (Westhill) and in the City Zones 29S (Garthdee) and 30 (City
Centre) convenience turnover considerably exceeds available expenditure generated within the respective

zones. In contrast the following zones show a quantitative retail deficiency:

e Rural areas: 12 (Mintlaw), 14 (Newburgh), 15 (Kintore); 20W (Strachan); 22 (Laurencekirk)

e Zone 20E - Chapelton of Elsick — particularly from 2017 onwards

e Towns: 21 (Stonehaven)

e City: 26 (Old Aberdeen); 28 (Mastrick); and 29N (west Aberdeen/Countesswells).

Analysis by Retail Locations

Aberdeenshire

Each of the zones identified above is located within the catchment area of existing centres. This is particularly
the case for the rural zones. Therefore it is appropriate to consider whether the catchment areas of existing
retail locations have identifiable quantitative retail deficiencies. In many of the Shire towns convenience
floorspace is provided both within the town centres and in out-of-centre locations and the catchment areas
served by both are generally comparable. Therefore this analysis considers the catchment areas of whole

towns rather than town centres alone.

Table 5.1 identifies the principal settlements, the primary and secondary catchment areas (PCA and SCA
respectively) and the difference between available expenditure and notional average turnover for these
catchment areas. Two calculations are presented — the first is a direct sum of the PCA and SCA and the
second, recognising that zones may be in more than one SCA, is a sum of the PCA plus half the SCA

expenditure/turnover.
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Table 5.1: Convenience Quantitative Deficiency Analysis — Aberdeenshire

Figures in £m 2011 prices

PCA + SCA PCA + 0.5*SCA

PCA SCA 2013 2017 2022 2027 2013 2017 2022 2027
Huntly 4+5 6 -£31.22 -£48.26 -£46.83 -£44 .45 -£28.86 -£36.78 -£36.05 -£34.19
Banff 7 £3.61 -£12.75 -£11.71 -£10.13 £3.61 -£12.75 -£11.71 -£10.13
Fraserburgh 10 12 £5.35 -£14.38 -£9.73 -£5.50 -£0.89 -£22.00 -£18.59 -£15.11
Peterhead 11 10,12 -£14.01 -£41.38 -£33.96 -£26.74 -£16.68 -£34.19 -£29.09 -£23.99
Ellon 13 10,11,14 £5.32 £2.59 £11.65 £19.53 £0.33 -£0.04 £4.94 £9.80
Inverurie 15,16 9 £1.73 -£40.54 -£37.73 -£33.06 -£2.76 -£44.74 -£41.92 -£37.45
Westhill 18 17,19 -£34.08 -£37.48 -£35.45 -£31.80 -£34.66 -£37.91 -£36.78 -£34.33
Banchory 19 1+3,17,20W £19.51 £19.04 £21.83 £25.65 £4.07 £4.01 £6.34 £9.14
Portlethen 21,31 20E,32 -£7.53 -£35.03 -£25.09 -£18.83 -£11.38 -£25.75 -£20.61 -£16.53
Stonehaven 21 20W+22 £39.30 £41.94 £45.01 £48.53 £23.79 £25.10 £26.84 £29.12

5.7

5.8

The Table shows that there is potential for additional convenience floorspace in each of Ellon, Banchory and

Stonehaven:

Ellon’'s secondary catchment overlaps with each of Peterhead, Fraserburgh and Inverurie therefore
limited weight should be given to the figures that give full weight to the SCA. Even if one benefits Ellon
with expenditure from half of the SCA (which is a generous assumption) the retail potential is not
manifest until 2022 and the scale of opportunity is limited - £11.26m turnover would be equivalent to a
supermarket of about 2250 sq m GFA. This does not take into account current proposals for an Aldi
supermarket in Ellon town centre — if implemented this would reduce the retail potential for all years by

approximately £3.5m.

Banchory’'s SCA is very extensive and overlaps with Westhill, Garthdee and Stonehaven/Portlethen.
Therefore, as with Ellon, most weight should be given the second part of the table. As with Ellon the

retail opportunity is limited and only available to any significant degree from 2022 onwards.

Stonehaven’s catchment is well defined and overlaps in part with Portlethen — although Portlethen has
benefitted from lack of superstore competition to the south. Here there is a clear potential for a new
large supermarket/small superstore to serve Stonehaven and nearby rural areas. Stonehaven is also
located relatively close to Elsick and the potential for Stonehaven should also have regard to the scale
of potential demand for convenience floorspace and the scale of provision proposed in Elsick’s town

centre.

Chapelton of Elsick

Table 5.1 excludes the potential for additional retail floorspace associated with the proposed new town of

Chapelton of Elsick (located in Zone 20E). It is appropriate to consider this settlement in isolation as well as

the relationship between the new town and existing centres.

Masterplan is over 4000 units implying a population probably in the region of 9000-10000.

The total allocation of units identified in the
It is difficult to

identify the rate of development and occupation of houses in the new settlement — the draft 2013 Housing
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5.9

5.10

5.11

5.12

5.13

Audit identifies a build rate of 200 units per annum and the Phase 1 Masterplan for the settlement identifies a
total of 1744 dwellings constructed up to 2023. These figures imply a population of approximately 1800 by
2017 and 3900 by 2022. It is not known when the whole development is anticipated to be completed.

Assuming this rate of development is achieved the convenience expenditure (net of SFT) associated with this

population would be:

e 2017: £3.8m — equivalent to a supermarket with gross floor area of approx. 750 sq m.

e 2022: £8.5m — equivalent to a supermarket of gross floor area of approx. 1700 sq m.

e Completion: £20.3m — equivalent to a supermarket of gross floor area of approx. 4100 sq m.

If one assumes that a proportion of expenditure would be addressed through local/small shops and that there
would also be a limited amount of net leakage from the settlement (reflecting the presence of large

superstores in Portlethen and Garthdee) then the floorspace potential would be less than these figures.

Although the above figures demonstrate growth in expenditure over the study period it is not practical to plan
on the basis of a gradual growth in the floor area of the principal retail store serving the town. It is appropriate
to consider the market potential based on the completed development of the settlement — i.e. a maximum
gross floor area of approximately 4100 sq m GFA less an allowance for small shops etc. In conclusion the
potential for Elsick would be the development of a store in the region of 3750 sq m GFA, plus local (small)

convenience shops.

Elsick is located close to Newtonhill and new foodstore serving Elsick would also be able to serve the existing
community of Newtonhill for main-food shopping requirements. Furthermore Elsick is also close to
Stonehaven and Portlethen and the identification of retail potential in this area would need to consider the

ease of access to convenience shopping requirements in each of these communities.

Aberdeen City

Catchments in Aberdeen City are not well defined reflecting the relatively easy access to a range of major
stores from all parts of the City. It is therefore appropriate to consider the balance between supply and

demand within the model zones within the city. This analysis identifies the following:

e Zone 24S (Bucksburn). There is a clear quantitative deficiency from 2017 onwards. This is in the range
of £20m increasing to £29m turnover in 2027. The principal driver for this is the additional residential

development proposed for Newhills/Dyce Drive.

e Zone 26 (Hayton, Old Aberdeen). There is a significant shortfall between existing retail floorspace and
available expenditure within this Zone. This is in the range of £60-£66m. However although the retail
floorspace within this zone is limited it is close to superstores in Berryden, Middleton Park, Danestone
and King Street. If one considers these zones as a whole (that is Zones 23, 25, 26,27, 30) there is
substantial excess of average turnover over available expenditure. This would imply that there is not

any clear retail deficiency for convenience goods floorspace in Zone 26.
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e Zone 28 (Mastrick, Northfield). As with Zone 26 regard should be had to access to stores in Zone 25

(Danestone/Middleton Park), 27 (Berryden), and 29N (west Aberdeen/Countesswells). However when

this is taken into account there is a retail deficiency in the region of £35m-£60m (highest is in 2027).

This reflects the scale of new housing proposed in this part of the City.

e Zone 29N (west Aberdeen/Countesswells). A convenience retail deficiency in the range of £20-25m

can be identified throughout the study period. If one takes into account neighbouring Zones a similar

level of deficiency is identified by 2027.

5.14 A second approach is to consider the communities created through the major new housing allocations. These

are summarised in Table 5.2 below.

Table 5.2: Aberdeen City New Housing Areas

. Approximate . .
. Housing ) Approx Potential Potential
Location (Zone) Allocation Convemenc_e Goods Net Convenience GFA Comment
Expenditure
Dubford (23) 550 £2.70m 225 sqm 425sqm '(;'r:wted local space
Grandholme (25) 7000 £34.40m 2850 sqm 7350 sq m Superstore
Newhills/Dyce Drive
(Bucksburn) (24S) 4440 £21.80m 1800 sqm 4000 sqm Large Supermarket
Greenfearns (28) 1350 £6.60m 500 sgm 1100 sg m Small-medium
supermarket

Kingswells, Maidencraig +
Countesswells (29N) 3920 £19.30m 1600 sqm 3500 sqgm Large Supermarket

i Small-medium
Loirston 1500 £7.40m 600 sqm 1200 sqm supermarket

5.15 A supermarket or superstore is currently identified as “committed” in Souter Head Road, Cove which would
address the retail potential associated within Loirston. Grandholme is a substantial allocation but the area is
relatively close to existing superstores at Middleton Park and Danestone and would also be close to the
“committed” superstore at Denmore Road.

5.16 Although not justified in terms of quantitative retail deficiencies there is a case for the provision of a medium
sized supermarket to serve local needs for Grandholme that would meet day-to-day and some main food
shopping requirements for these new communities. In all new communities there is clear role for new local
shopping provision.

5.17 It should be noted that, notwithstanding the role of additional convenience floorspace serving new
communities in Aberdeen, if one adopts an assessment based on notional average sales densities then, for
the city as a whole, there remains throughout the study period an excess of existing/committed retail
floorspace compared to available expenditure.

Summary — Convenience Goods
5.18 The principal retail deficiencies for convenience floorspace are identified to be:

e Limited potential for additional convenience floorspace in Ellon and Banchory only from 2022 onwards.

If the Aldi is implemented in Ellon then the convenience retail potential here will be reduced.
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5.19

5.20

5.21

5.22

e Potential for large supermarkets/small superstores for Stonehaven and the new settlement at Chapelton
of Elsick.

e New large supermarket/superstore in Zone 24S (Bucksburn area) for 2017 onwards — primarily to serve

major new housing allocations at Newhills.

¢ New convenience floorspace in Zone 29N. No specific location is identified and this can be met through
the provision of convenience floorspace in more than one location. Qualitative deficiencies would
support some of this floorspace to be located in the Countesswells development to serve local day-to-

day and limited main food shopping needs.

e New supermarket to serve Grandholme. The provision of a new foodstore in this community is not
justified by a quantitative retail deficiency but the limited level of convenience retailing within the
communities (i.e. a qualitative retail deficiency) reflecting other planning considerations. The
development is within relatively easy access to major superstores and therefore the opportunity is
primarily for a