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Cosham
4.33

Cosham is classified by the Council as a suburban centre. It is the only large retail
centre within Portsmouth District that is not located on Portsea Island. The centre
has a limited catchment area geographically being located in close proximity to
Havant and Waterlooville, although these are not especially strong towns in retailing
terms.

4.34

Cosham has a current rank of 474 (Table 4.13). Although it doesn’t take much of an
improvement in the retail offer for a centre to climb a significant number of positions
when in the lower order of the ranking, a gain of 83 places between 2004/05 and
2005/06 is, nevertheless, positive. However, this modest rise in rank has not been
reflected in improvement in yield. VOA figures confirm that the shopping centre yield
has remained at 9.0% for the past decade. Significantly, it is marginally lower then
the 9.5% at Southsea, indicating that the suburban centre of Cosham is currently
more attractive to investors than the town centre.
Table 4.13: Cosham: Retail Centre Rankings, 1998-2006
Year

1998/99

2000/01

2003/04

2004/05

2005/06

Rank

516

572

421

557

474

Source: MHE Shopping Centre Index / Venue Score.

4.35

Cosham contains an estimated 8,893 sq m net of retail floorspace (Table 4.14
overleaf). Around 64% of this total, or 5,683 sq m net, is devoted to comparison
goods with the balance, some 3,210 sq m net, or 36%, occupied by convenience
goods. The share taken up by convenience goods is higher than for the sub-regional
centres, but this is consistent with a lower order centre serving a more localised
catchment area.
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Table 4.14: Estimated Retail Floorspace in Cosham as at May 2007
Type of Shopping
Convenience Goods

Sq M Net

Col. %

3,210

36

4,734

53

949

11

8,893

100

Comparison Goods
- Non-Bulky
- Bulky
Total
Source: Portsmouth City Council/ Colliers CRE

4.36

As at January 2007 (the date of the most recent Goad Plan), Experian Goad data
indicates there were only four vacant units in Cosham, comprising just 437 sq m
gross of floorspace, a significant reduction from the 1,802 sq m gross noted in our
2004 study (Table 4.15). This level of voids is considerably below the UK average
and suggests a reasonably healthy level of retailer demand for representation in the
centre.
Table 4.15: Vacant Retail Floorspace in Cosham
January 2007
Index
(UK = 100)
4 units

28

437 sq m gross

21

Source: Experian Goad

4.37

Experian Goad data on the retail composition of Cosham is set out in Table 4.16.
This serves to highlight the over-representation of convenience goods floorspace
and the slight under-representation of comparison goods shopping relative to the UK
average. This is consistent with suburban centres where there is usually more
emphasis on food shopping. At Cosham, for example, Tesco, Kwik Save and
Iceland are all represented. Similarly, the greater concentration of service uses is a
feature of smaller centres.
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Table 4.16: Diversity of Uses: Cosham
Number of Outlets

Floorspace

(Index UK Average = 100)

(Index UK Average = 100)

Convenience

98

118

Comparison

102

96

Service

116

114

Type of Goods

Source: Experian Goad (as at January 2007)

4.38

Figure 4.8 overleaf portrays in map form the data in Table 4.16. A number of key
points emerge in relation to Cosham’s retail offer and layout. These are as follows:
•

Comparison goods shopping is concentrated along the northern and middle
sections of the High Street, with the pedestrianised section (shown in grey)
representing the prime pitch;

•

Virtually all convenience goods shopping is clustered at the north end of the
High Street;

•

Voids are minimal and are located at the very fringe of the centre – there are no
vacant units at all along the main shopping frontages;

•

Service uses are plentiful and found in large numbers throughout the centre,
even along the main retail frontages of the High Street.

4.39

Although Cosham ranks as only a suburban centre, the key indicators suggest it is
performing reasonably well. It probably benefits from being located on the mainland
beyond the main retail shadow of Portsmouth City Centre. It also has more of a
“centre” feel to it than Fratton and North End/London Road, which both straddle
busy main roads/commuter routes, and better demographics within its immediate
catchment area.
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Fratton
4.40

Fratton is located around one kilometre to the east of Portsmouth City Centre. The
centre consists of The Bridge Shopping Centre, anchored by an Asda, and retail
frontages along the busy Fratton Road. The centre is classified by the City Council
as a suburban centre. The household telephone survey indicates that the centre has
a relatively low attraction to consumers for bulky comparison goods shopping but
the Asda is very popular for food shopping and exerts a major influence on shopper
behaviour throughout the southern half of Portsea Island.

4.41

Fratton is not large enough to justify a position in the MHE/Javelin retail ranking,
which confirms that it is not within the top 1,500 centres in the UK. The centre is also
too small to feature in the VOA shopping centre yields database.

4.42

According to our figures, Fratton comprises of some 7,855 sq m net of retail
floorspace (Table 4.17) Of this total, 3,645 sq m net, or 46% is devoted to
convenience goods shopping (mainly the Asda), whilst the balance 4,210 sq m net
is occupied by comparison goods shopping. A strong convenience goods retail offer
is, as stated previously, a typical characteristic of a lower order centre. The
comparison goods provision may be further disaggregated into non-bulky and bulky
goods, with the former accounting for 80% of the comparison total. Fratton is located
relatively close to the huge (12,292 sq m gross) B & Q Warehouse, at the Pompey
Centre.
Table 4.17: Estimated Retail Floorspace in Fratton as at May 2007
Type of Shopping
Convenience Goods

Sq M Net

Col. %

3,645

46

3,384

43

826

9

7,855

100

Comparison Goods
- Non-Bulky
- Bulky
Total
Source: Portsmouth City Council /Colliers CRE

4.43

Experian Goad data indicates that at March 2005 (the date of the most recent Goad
Plan), there were 19 voids in Fratton, containing 2,285 sq m gross of floorspace
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(Table 4.18). This represents a significant fall from the 3,958 sq m gross of voids at
the time of our 2004 study. Vacancy therefore mirrors the UK average in terms of
floorspace, but is much higher in terms of the number of units.
Table 4.18: Vacant Retail Floorspace in Fratton
March 2005
Index
(UK = 100)
19 units

157

2,285 sq m gross

100

Source: Experian Goad

4.44

Experian Goad data on the retail composition of Fratton is set out in Table 4.19
overleaf. The data serves to highlight the dominance of the Asda superstore;
convenience goods floorspace is more than double the UK benchmark, whereas
comparison goods is under-represented. This bias in favour of food shopping is
typical of a suburban centre. Representation from service uses is also below the
national average.
Table 4.19: Diversity of Uses: Fratton
Number of Outlets

Floorspace

(Index UK Average = 100)

(Index UK Average = 100)

Convenience

116

220

Comparison

94

81

Service

86

57

Type of Goods

Source: Experian Goad (as at March 2005)

4.45

The data in Table 4.19 is presented in map form in Figure 4.9 overleaf. A number of
important points emerge:
•

Virtually all of the convenience goods offer is concentrated on the large Asda
superstore in the centre of the map;
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•

In contrast, comparison goods retailing is generally spread throughout the
centre; this tends to dilute the retail offer and hinders the development of a prime
pitch;

•

Voids are relatively common and are located along the full length of Fratton
Road, once again indicating a weakness in demand throughout most of the
centre;

•

Service uses are very dominant and are especially clustered along frontages to
the north and south of the entrance to The Bridge Shopping Centre.

4.46

To summarise, Fratton is a suburban centre containing a very successful Asda foodstore which attracts shoppers from all over the southern half of Portsea Island.
However, the remainder of the centre provides a weak comparison goods offer and
trades fairly poorly overall. There is a relatively high total of vacant units indicating a
lack of retailer demand for representation in the centre. Although no hard data is
readily available, it is likely that Fratton has contracted as a centre over recent
decades and is likely to experience further consolidation in the future. The location
of the centre in close proximity to Portsmouth City Centre and the relatively poor
demographics of the local population do not help.
North End/London Road

4.47

North End/London Road is also classified as a suburban centre by Portsmouth City
Council. It is a very linear centre, which straddles the busy A2047 which runs
northwards out of central Portsmouth/Fratton. The household survey indicates that
the centre serves only its immediate neighbourhood for comparison shopping, and
even then its trade penetration is low. It does, however, perform better in relation to
convenience goods shopping, with the Safeway store doing particularly well.

4.48

The MHE/Venue Score Retail Rankings confirm that North End/London Road has
steadily slipped down the table. It was placed 486 in 1998/99, but is currently ranked
at only 685 (see Table 4.20), a fall of almost 200 places.

Significantly, North

End/London Road was ranked 30 positions higher than Cosham in 1998/99 but is
now 211 places further down the table. It is the lowest ranked (study) centre in
Portsmouth District, except for Fratton, which is unranked.
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Table 4.20: North End/London Road: Retail Centre Rankings, 1998-2006
Year

1998/99

2000/01

2003/04

2004/05

2005/06

Rank

486

550

685

672

685

Source: MHE Shopping Centre Index / Venue Score.

4.49

The decline of North End/London Road over the past decade or so is reflected in the
change in shopping centre yields. Back in 1994, according to VOA data, the centre
had a yield of 8.0%, which was the lowest in Portsmouth District outside the city
centre. However, the centre’s yield slipped to 9.50% by 1997 and has remained at
this level through to the present day. The yield is now the same as Southsea, but
higher than Cosham (9.00%).

4.50

According to our best estimate, North End/London Road contains 16,973 sq m net
of retail floorspace (Table 4.21). Of this total, 12,667 sq m net, or 74%, is devoted
to comparison goods and the balance, 4,366 sq m net, or 26%, is taken up by
convenience goods shopping. North End/London Road is, therefore, by a
considerable margin, the third largest retail centre in Portsmouth District in terms of
floorspace (after the city centre and Southsea). As Table 4.21 shows, the
comparison retail offer may be broken down into non-bulky and bulky goods.
Unusually for a suburban centre, almost 40% of the comparison goods floorspace is
set aside for bulky goods shopping.
Table 4.21: Estimated Retail Floorspace in North End/London Road as at May
2007
Type of Shopping

Sq M Net

Col. %

4,366

26

- Non-Bulky

8,068

48

- Bulky

4,539

26

Total

16,973

100

Convenience Goods
Comparison Goods

Source: Portsmouth City Council/Colliers CRE

4.51

Experian Goad data (Table 4.22) confirms that at April 2006 (the date of the most
recent Goad Plan), there were 28 vacant units in North End/London Road,
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comprising some 4,877 sq m gross of retail floorspace. Therefore, relative to the UK,
vacancy is above average, both in terms of the number of outlets and floorspace.
Moreover, voids have increased by 2,341 sq m gross (or 92%) since our previous
study in 2004.
Table 4.22: Vacant Retail Floorspace in North End/London Road
April 2006
Index
(UK = 100)
28 units

108

4,877 sq m gross

123

Source: Experian Goad

4.52

Goad data on the composition of retail facilities in North End/London Road is set out
in Table 4.23. The data confirms that both convenience and comparison goods retail
floorspace is under-represented compared to the UK average, whilst service uses
are over-represented.
Table 4.23: Diversity of Uses: North End/London Road
Number of Outlets

Floorspace

(Index UK Average = 100)

(Index UK Average = 100)

Convenience

86

93

Comparison

83

83

Service

124

136

Type of Goods

Source: Experian Goad (as at April 2006)

4.53

The data in Table 4.23 is presented in map form in Figure 4.10 overleaf. This map
highlights a number of important points about the retail offer and layout of North/End
London Road. These are as follows:
•

The centre is extremely linear and consists almost solely of shopping frontages
to London and Kingston Roads – the A2047;

•

The comparison goods retail offer is spread throughout the centre with no
clustering of units to provide a critical mass;
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•

Convenience goods shopping is concentrated on a number of key supermarkets;
Kwik Save at the top of the map, Somerfield (the largest store) towards the
middle and Aldi on the western edge (on Kingston Cresent). Kwik Save and Aldi,
however, do not fall within the Council’s definition of the suburban centre;

•

Voids are scattered throughout the length of the centre;

•

Service uses dominate many frontages and are the major use even in central
areas of North End/London Road close to Safeway.

4.54

In summary, North End/London Road was once a much more important and
attractive centre than it is today. This is shown in its big fall down the rankings and
its high shopping centre yield. Our household survey confirms that the centre’s
reach and trade penetration is low for comparison shopping, although the Safeway
appears to be well used for food shopping. The evidence points to a large number of
low turnover comparison goods stores in the centre, whilst voids have also risen
quickly. The busy road, the narrow pavements and the strung out configuration of
the centre do not make it a particularly attractive retail destination to consumers
Out of Centre Retailing

4.55

There is an estimated 36,704 sq m gross (as at May 2007) of bulky comparison
goods retailing within Portsmouth District. Provision is dominated by the Ocean
Retail Park and the huge B & Q Warehouse at the Pompey Centre, Fratton. The
former contains nine tenants (trading in electrical goods, DIY, toys, pets, office
furniture, car accessories etc.) and contains more than 18,000 sq m gross of retail
floorspace, whilst the B & Q covers an enormous 12,292 sq m gross on its own.

4.56

Elsewhere in the district there are six retail operators trading on the Victory Retail
Park, located close to Portsmouth City Centre. This scheme contains just 4,600 sq
m gross of floorspace. There are also several stand alone retail warehouse units
including a Homebase at Farlington and a MFI at Hilsea.

4.57

The trade draw of these retail parks is generally much more limited than Portsmouth
City Centre, but tends to be greater than many of the suburban centres. Ocean
Retail Park in particular appears to attract many trips from shoppers living on the
mainland. The location of this park towards the north end of Portsea Island and its
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easy access from the Eastern Road, as well as its extensive retail offer, explain its
attraction to consumers living over a wider area.
4.58

In relation to convenience goods shopping, there are three major out of centre
food stores within Portsmouth District. These are the Tesco Extra at North Harbour,
the Sainsburys at Farlington (both on the mainland) and the Safeway at Anchorage
Road – located right in the north east corner of Portsea Island. Most convenience
goods shopping by residents living in the middle and southern areas of Portsea
Island is carried out at food stores located within centres. As at May 2007 there was
an estimated 8,578 sq m gross of floorspace in out of centre food stores in
Portsmouth District.
The Need for Additional Retail Development

4.59

As described in Section 1, Portsmouth City Council is having to address the need
for further retail development within the District, particularly in Portsmouth City
Centre. In this study, we consider need from two broad perspectives; the qualitative
need for additional retailing is addressed later in this section, while in Sections 6 and
7 we undertake a quantitative need assessment, which determines the scope (or
capacity) for more retail floorspace to be provided through to 2026 for convenience
goods and comparison goods.
Planning Policy Statement 6: Planning for Town Centres

4.60

PPS 5, at paragraph 2.32, states that:
• “need assessments for the development plan period should be carried out
as part of the plan preparation and review process, and updated regularly”.

4.61

PPS 6 continues (paragraph 2.33) by emphasising that in assessing the need for
additional retail development, local planning authorities:
• “should place greater weight on quantitative need for additional floorspace”
although local planning authorities
• “should also take account of qualitative considerations.”
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PPS 6 (paragraph 3.34) confirms that in assessing the quantitative need for
additional retail floorspace, a local authority should have regard to a realistic
assessment of:
• “existing and forecast population levels;
•

forecast expenditure for specific classes of goods to be sold, within the broad
categories of comparison and convenience goods; and
• forecast improvements in productivity in the use of floorspaces.”

4.63

A quantitative needs assessment should, according to PPS 6, provide sufficient
information on which:
• “to base strategic choices about where growth should be accommodated and
how it can be used most effectively to strengthen or regenerate existing
centres, and to address deficiencies in the existing network of centres
(paragraph 2.34).

4.64

In assessing qualitative need, local authorities should plan for providing consumer
choice. This is to be achieved by:
• “an appropriate distribution of locations “
subject to promoting town centres and the application of the sequential test, and
• “providing for a range of sites”
which will allow genuine choice, particularly for people living in deprived areas
(paragraph 2.35).

4.65

Over-trading may also be taken into account in assessing need.

4.66

PPS 6 makes it clear that additional benefits such as regeneration and employment
do not constitute indicators of need for additional floorspace, although they are
material considerations.
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Assessment of Qualitative Need
4.67

We have considered qualitative need by carrying out visits to each centre and by
assessing the range of data described earlier in this section. Table 4.24
summarises changes in performance of the centres against key indicators since our
previous study in 2004.
Table 4.24

Key Performance Indicators by Centre: Summary of Changes Since
2004 (Year of Previous Study)
Centre

Retail Rank

Shopping
Centre Yield

Price Retail
Rent

Vacant
Floorspace

Portsmouth City Centre

�

�

�

�

Southsea

�

�

�

�

Gunhwarf Qauys

�

n/a

n/a

�

Cosham

�

n/a

n/a

�

Fratton

n/a

n/a

n/a

�

North End/London Road

�

n/a

n/a

�

Source: Colliers CRE

�= Increase

�= Decrease

� = Static

n/a = Data not available

Portsmouth City Centre
4.68

Although the city centre has been close to maintaining its position in the national
retail ranking over the past decade, history suggests the city is deserving of a higher
position. For example, its retail floorspace provision is much less than in
Southampton, even before West Quay opened in 2000. Furthermore, Southampton
has much higher Zone A rents and the “rental gap” over Portsmouth is widening.

4.69

For a city centre serving a large urban area there is a shortage of retail floorspace.
This is confirmed by our household survey results which indicates a large flow of
trade into the centre from over a wide area. This flow of expenditure (demand) is
fairly high relative to the current stock of comparison goods retail floorspace
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(supply), which produces over-trading across the existing stock. Moreover, we feel
there is also a lack of quality non-bulky comparison retailing, particularly in fashion.
4.70

We conclude that there is a strong qualitative need for additional comparison goods
shopping in Portsmouth City Centre, especially in non-bulky goods. There is a need
to improve both the breadth and depth of the retail offer which should make the
centre more attractive to the shoppers living within its natural catchment area.
Qualitative improvements have already been made to the shopping environment of
the city centre and it is important that enhancements are also made to the retailing
facilities themselves. Bolstering the retail offer in the city centre will also be
important in helping to fend off the attractiveness of a successful and growing retail
centre at Gunwharf Quays.

4.71

In practice, the qualitative need in the city centre is likely to be met by the major City
North Development, which won planning consent in 2006.
Southsea

4.72

Southsea currently punches above its weight as a retail centre because of the John
Lewis and Debenhams department stores, which act as important anchors and are
responsible for attracting shoppers to the centre from a wide area. However, the
town’s attraction will diminish when John Lewis pulls out in favour of representation
in the City North Development in the city centre.

4.73

There appears to be limited retail demand or investor confidence in Southsea.
Moreover, the current range of shops is already in line with the aspirations of the
immediate catchment population. Therefore, we do not believe there is a material
qualitative need for additional retail provision in the centre.
Gunwharf Quays

4.74

Gunwharf Quays is a specialist retail facility taking the role and form of a designer
outlet or factory outlet centre. Our household survey indicates this is trading well and
is attracting both local people and shoppers/visitors from over a wide area. The retail
offer is heavily concentrated on non-bulky comparison goods and in this goods
category there is a heavy emphasis on fashion, which is normal for such a scheme.
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Although there is no real qualitative need for further retail provision in this scheme,
there is a planning approval dating from July 2005 to further extend the centre.
Cosham
4.75

Cosham is the only retail centre within Portsmouth District located on the mainland.
It is therefore more removed from the retail dominance of the city centre. It also has
more of a natural, albeit local, catchment from which to draw its trade. The retail
offer is a little down market relative to the likely aspirations of local shoppers, and
accordingly, there is, we believe, a qualitative need for more mid market non-bulky
comparison goods shopping.
Fratton and North End/London Road

4.76

Like Southsea, both these centres are located in close proximity to Portsmouth City
Centre, although they do not share either the department stores or quality of retail
offer of the town centre. Their immediate catchment populations are also less
affluent. The geographical extent and amount of available retail floorspace within
both centres is also a legacy of shopping patterns of times past. The centres are
now too big and strung out relative to the levels of comparison goods trade which
they attract.

4.77

We estimate that average sales densities are low implying many shops must be
simply ticking over. Not surprisingly, therefore, retailer demand for representation is
limited and shopping centre yields are high. Moreover, vacancy rates are quite high
in both centres, whilst North End/London Road’s retail ranking is plummeting.

4.78

Although there is a qualitative need for improved comparison goods retail facilities at
both Fratton and North End/London Road, in practice, it is unlikely that many
multiple traders will be attracted to either centre, especially given the major City
North Development in nearby Portsmouth City Centre. Both centres already have a
good convenience goods offer and so there is no material qualitative need for
improved retail provision in this sector.
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