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Business in Sport and Leisure is a major leisure industry association with over
100 members including leisure operators and consultants.

Commercial units classed as retail or shop uses within the Use Classes Order.

Non-retail uses classed as Al within the Use Classes Order, such as
hairdressers, travel agents and dry cleaners.

Commercial units classed as financial or professional services, for example
banks and building societies, within the Use Classes Order.

Commercial units classed as food or drink outlets, for example pubs,
restaurants and takeaways, within the Use Classes Order.

Consumer goods purchased on a regular basis, including food and groceries
and cleaning materials.

Durable goods such as clothing, household goods, furniture, DIY and
electrical goods.

A data consultancy who are widely used for retail planning information.

A published source of information providing known retail and leisure operators’
space requirements in towns across the country.

Town centre plans prepared by Experian, which a based on occupier surveys
of over 1,200 town centres across the country.

Total external floorspace including exterior walls.

Durable goods which tend to be high value, bought on an occasional basis
and/or where customers are most likely to shop around and compare products
in different shops e.g. adult fashion items, high value electrical goods,
jewellery, furniture etc. Customers are usually prepared to tend to travel
further to purchase these items.

Durable goods which tend to be lower value, bought on a regular basis
and/or where customers are less likely to shop around e.g. small household
goods, books, pharmaceutical and toiletries. Customers are less likely to
travel long distances to purchase these items.

The proportion of total consumer expenditure within a given area taken
by a particular town centre or shopping facility.

National or regional ‘chain store’ retailers.

Retail floorspace devoted to the sale of goods, excluding storage space.
The annual rental charge per square foot for the first 20 foot depth of a shop
unit, which is the most suitable measure for standardising and comparing

rental levels.

Public transport accessibility level rated from “poor” = 1 to “excellent” = 6.



EXECUTIVE SUMMARY

Purpose of the Study

1. Nathaniel Lichfield & Partners (NLP) were commissioned by the Royal Borough of
Kensington & Chelsea to prepare a Borough wide retail and leisure needs study,
including an assessment of the International, Major and District Centres within the
authority area. The study includes:

e health checks and audits of all the international, major, district and local centres
in the Borough;

e a survey of 1,002 households within the Borough and parts of neighbouring
authorities;

e an on-street survey of 1,400 visitors within the eleven main centres in the
Borough; and

e a postal canvas of over 300 national/regional multiple retailers and leisure
operators, in order to ascertain their potential space requirements in the Borough.

Survey Results - Key Findings

o Large food stores are the primary destinations for main food shopping, and
residents will visit stores near to their home.

o A relatively low proportion of respondents travel by car for both food and non-
food shopping, and high proportions use buses, trainfunderground or walk.

o Many respondents use their local town centre for comparison shopping, but the
West End and the internet were also popular choices.

o A high proportion of residents in the Borough are aware of the proposed
shopping centre at White City and many suggest they will consider regularly
shopping there.

o For several types of leisure activity the majority of respondents travel outside
the Borough.

) Over half of visitors within the eleven main centres do not live in or near the
Borough. Some centres rely heavily on tourist visitors for their trade.

o Most centres attract visitors for a range of activities. However, in most centres
the main reason for visiting the centre was to shop for non-food goods.

o The highest average spend on food and groceries was achieved in King's Road
(West) with the lowest being in Knightsbridge. In terms of non-food goods, the
highest average spend was achieved in Knightsbridge and lowest in South
Kensington.

o A high proportion of visitors to Knightsbridge, Notting Hill Gate, Portobello Road
and South Kensington travelled by underground. A significant proportion of
respondents walked to Westbourne Grove, Earl's Court Road, King’'s Road
(West) and Fulham Road (East), which suggest they are a more localised
catchment area.
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o The majority of visitors to all eleven centres visited the centre at least 2-3 times
a week. The average length of stay was relatively short in most centres,
although Knightsbridge has a relatively high proportion of respondents staying
for two to three hours.

o This canvas of operators identified only 8 operators with space requirements in
Kensington & Chelsea, of which only 3 are comparison retailers. The limited
interest identified by this canvas may reflect the imminent opening of the
Westfield shopping centre, which is likely to be the prime location for new
operators within the study area.

The Potential for Retail Development
Convenience Retailing (Food and Grocery)

2. An assessment of available expenditure and existing shopping patterns suggests that
convenience food stores within the Borough are collectively trading about 46% above
the expected levels, and in total there is surplus expenditure of £129.91 million across
the Borough as a whole.

3. In qualitative terms, households in the south and central parts of the Borough have a
good choice of large food stores, including at least two superstores within two
kilometres of their home. There are no obvious locational areas of deficiency in large
food store provision in this part of the Borough. Residents in the north of the Borough
have only one food superstore and no large food stores over 1,000 sg m net. The
provision of food stores at White City will improve choice for residents in this area.
However, there should be scope to improve food store provision in the north of the
Borough. There are no discount food retailers within the Borough.

4, Based on the high growth scenario, which assumes new development will reduce
food stores’ turnover to national benchmark levels, there are potential floorspace
requirements for about 8,638 sq m net of food store floorspace in the Borough by
2015 and about 745 sgq m net in smaller stores/shops (9,383 sq m net in total). This
scale of new convenience sales floorspace is likely to be difficult to physically
accommaodate within the Borough'’s existing centres.

5. Based on the low growth scenario, which assumes food stores will trade 20% above
national benchmark levels, there are potential floorspace requirements for about
2,882 sq m net of food store floorspace in the Borough by 2015 and about 745 sq m
net in smaller stores/shops (3,627 sq m net in total). This 20% higher than average
level of trading may be reasonable for Kensington & Chelsea given the higher than
national average expenditure levels and higher property overheads.

Comparison Retailing (Non-Food Durable Goods)

6. An assessment of available expenditure and existing shopping patterns suggest that
a significant amount of comparison goods expenditure comes from visitors from
outside the study area, e.g. commuters, tourists and occasional shoppers.
Conversely residents in the Borough shop in neighbouring authorities e.g.
Westminster and Brent Cross.

7. Major retail development in the pipeline will change existing shopping patterns and
will increase comparison expenditure leakage from the Borough, in particular
Westfield’'s new shopping centre at White City will have a significant impact on

LON2008/R11416 iii



shopping centres within the Borough, and Kensington High Street is particularly
vulnerable. The low growth scenario assumes major retail development in
neighbouring Boroughs will reduce the Borough’s market share of comparison
expenditure within the study area. The second high growth scenario assumes the
Borough can deliver major retail development that could help the Borough to maintain
its market share of comparison expenditure within the study area. The low growth
scenario appears to be the most realistic for planning purposes and the strategy
should seek to accommodate these projections within designated centres. On this
basis the potential for further comparison goods floorspace within the Borough is
shown in the Table below.

Additional Comparison Goods Floorspace Projections

2008to | 2008 to || 2008 to
PAONES 2020 2028

Projected Sales Floorspace SQ M Net 4,449 20,458 52,284 | 108,661
South Kensington & Chelsea Main 8,896 19,256 39,853 76,924
Centres (1)
Central/North Kensington & Chelsea -4,233 493 9,928 26,347
Main Centres (2)

-214 709 2,503 5,390
Other in Kensington & Chelsea
Projected Gross Floorspace SQ M 5,932 27,277 69,712 | 144,881
South Kensington & Chelsea Main 11,862 25,674 53,137 | 102,565
Centres (1)
Central/North Kensington & Chelsea -5,644 658 13,237 35,129
Main Centres (2)

-286 945 3,338 7,186
Other in Kensington & Chelsea
(2) South K&C includes Knightsbridge, Kings Road, Fulham Road and South Kensington (Zone 3).
2) North/Central K&C covers Kensington High Street, Portobello Road, Earl's Court, Notting Hill Gate and

Westbourne Grove (Zones 1 and 2)
8. In qualitative terms, the Borough has a good spread of comparison shopping

destinations, but there is more limited comparison provision in the north of the
Borough. Portobello Road and Westbourne Grove serve the northern part of the
Borough, but they are more specialist destinations and do not provide the same
range and choice of comparison shopping when compare with the Major and
International Centres. The Westfield Centre in White City will significantly improve
the range and choice of shopping.

9. There is only one traditional large retail warehouse in Kensington & Chelsea. Retail
warehouses in London are generally concentrated in outer London Boroughs. Within
Kensington & Chelsea the main department stores offer an extensive range of
furniture and electrical items and there is also a good provision of high street and
independent furniture, carpet and electrical shops.
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10.

11.

12.

13.

Local shopping centres and parades offer a balanced distribution of local facilities
serving local communities, and complement the main centres. They have an
important role in serving the day-to-day needs in their local areas. Most residential
areas within the Borough are within a reasonable walking distance of a centre, but the
provision of new local centres to serve areas of deficiency, particularly in the north of
the Borough should be considered.

Commercial Leisure and Entertainment Facilities

The provision of leisure, entertainment and cultural facilities within the Borough is
reasonable, and residents also have good access to facilities outside the Borough
particularly the West End, which may limit potential for new facilities in the Borough.
The main sector that could offer some potential for new leisure facilities are private
health & fitness facilities. High land/property values in the Borough may also make
large format leisure uses commercially unviable e.g. tenpin bowling and bingo clubs,
despite the theoretical capacity for these uses, unless they are part of a major mixed
use development.

Accommodating Growth

The redevelopment of Lots Road Power Station and development proposals within
the Kensal area may include new retail uses to serve proposed new residential and
employment areas. This development will help meet some of the identified floorspace
projection.

Twelve potential development sites have been identified which could accommodate
retail, leisure or other town centre uses, including development sites in the LDF site
allocations document. Many of the sites have constraints on development and their
availability for redevelopment is uncertain. Most of the sites are currently in active

use and only high density development is likely to be viable. The sites most likely to
deliver a significant net increase in retail, leisure or other town use floorspace are:

¢ Chelsea Farmers Market (edge-of-centre — King's Road East);

e The Clearings, Draycott Avenue (edge-of-centre - Fulham Road East);

e Iranian Embassy (edge-of-centre — South Kensington);

¢ High Street Kensington Station (within centre — Kensington High Street);
¢ Odeon Cinema/Post Office (edge-of-centre — Kensington High Street);

¢ LEB Depot, Victoria Gardens (edge-of-centre — Notting Hill Gate);

¢ Newcombe House (within centre — Notting Hill Gate);

e Telephone Exchange and TA Centre, Warwick Road (out-of-centre);

e Earl's Court Exhibition Centre (edge-of-centre — Earl’'s Court Road)

e Portobello Court Estate (edge-of-centre — Portobello Road).
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14.

15.

16.

17.

If implemented the sites allocated for retail use in the UDP/LDF could deliver up to
9,000 sg m gross of Class A use, 4,000 sq m gross in the south part of the Borough
and 5,000 sq m gross in the north/central part of the Borough.

Development plan policies within Kensington and Chelsea should continue to
designate centres and establish an appropriate hierarchy, which will help to guide
future development. The town centre first policy advocated in PPS6 remains the most
appropriate approach within Kensington & Chelsea. Development/allocations on edge
of centre sites should be well connected to existing shopping frontages, and should
be capable of being integrated into the centre.

Future Strategy Implementation and Monitoring

There are a number of broad areas of possible actions the Council could pursue in
order to maintain and enhance the role of shopping centres within the Borough, as
follows:

e application of guidance within PPS6, particularly relating to need and the
sequential approach in determining out-of-centre retail and other development
proposals that generate significant numbers of trips;

e improving the range and choice of shops and services in all centres (where
appropriate in terms of scale) by encouraging intensification, development and
the re-occupation of vacant premises, and continuing to promote the centres;

e maintaining the generally high quality environment within each centre;

e measures to improve accessibility and public transport to the town and local
centres and important local parades in order to encourage more residents to
shop in their nearest centre, which may involve maintaining an appropriate level
of car parking at a competitive cost and safeguarding and improving public
transport services;

e measures to bring forward development opportunities to improve the availability
of modern premises suitable for new occupiers.

The recommendations and projections within this study are expected to assist the
Council in preparing development plan policies over the coming years and to assist
development control decisions during this period.
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INTRODUCTION

The Study

Nathaniel Lichfield & Partners (NLP) were commissioned by the Royal Borough of
Kensington & Chelsea to prepare a retail and leisure needs study, including an
assessment of the International, Major and District Centres within the authority area,
namely Knightsbridge, Kensington High Street, King’'s Road (East), King’s Road
(West), Fulham Road (East), Fulham Road (West), Notting Hill Gate, South
Kensington, Earl's Court Road, Portobello Road and Westbourne Grove in line with
the requirements of PPS6: Planning for Town Centres (March 2005). Plan 1 in
Appendix | shows the location of these centres and centres within and near the

Borough.

A key objective of the study will be to provide robust evidence to support the Council
in formulating policies on retail provision in the Local Development Framework, and
subsequent Development Control policies and Site Specific Allocation documents.

The key objectives are to:

= assess the need for retail floorspace up to 2012, 2015, 2020 and 2028, reflecting
social and demographic changes; and

= provide a qualitative assessment of the range and distribution of shopping
destinations (including 1 International Centre, 2 Major Centres, 8 District Centres
and 35 Local Centres).

The Retail Needs Assessment has taken into account the wider network of centres in
London. In particular the impact of future retail development both within and outside

of the Borough, such as the Westfield’s development at White City.

Content of the Report

Section 2.0 provides an overview of retail and commercial leisure trends. Section 3.0
provides an overview of the national, regional and local planning policy context.
Section 4.0 provides a description of the shopping hierarchy in Kensington & Chelsea

and the surrounding area.

Sections 5.0 summarises the results of a household survey and Section 6.0
summarises the results of the on-street survey. Sections 7.0 to 18.0 provide an audit

of main and local centres and parades.
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1.6 Sections 19.0 and 20.0 set out an analysis of shopping and commercial leisure
needs. Section 21.0 sets out the scope for accommodating growth and Section 22.0

sets out the recommendations and conclusions.
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2.0

2.1

2.2

2.3

2.4

2.5

OVERVIEW OF RETAIL AND COMMERCIAL LEISURE TRENDS

An assessment of the need for retail and leisure facilities in Kensington & Chelsea is
set out in Sections 19 and 20 of this report. In the section below, we provide an

overview of recent trends within the retail and leisure sectors.

Retail Trends

Past retail trends indicate that expenditure has consistently grown in real terms in the
past, generally following a cyclical growth trend. The underlying trend shows
consistent growth and this trend is expected to continue in the future, particularly for
comparison goods. In the past expenditure growth has fuelled the growth in retail
floorspace, including major out-of-centre development particularly in the 1980s and
1990. Continuation of these past trends is likely to lead to a need for further retail

floorspace.

New forms of retailing have emerged in recent years as an alternative to more
traditional shopping facilities. Home/electronic shopping has also emerged with the
increasing growth in the use of personal computers and the Internet. Trends within
this sector may well have implications for retailing within Kensington & Chelsea. The
growth in home computing, Internet connections and interactive TV may lead to a

growth in home shopping and may have effects on retailing in the high street.

On-line shopping has experienced rapid growth since the late 1990s but in
proportional terms the latest available data suggests it remains an insignificant
percentage of total retail expenditure. Recent trends suggest continued strong
growth in this sector. However, there is still uncertainty about its longer-term

prospects and the potential effects on the high street.

In addition to new forms of retailing, retail operators have responded to changes in
customers’ requirements. For example, extended opening hours and Sunday trading
increased significantly in the 1990s. Retailers also responded to stricter planning
controls by changing their trading formats. For example, some major food operators
have introduced smaller store formats capable of being accommodated within town
centres, such as the Tesco Metro, Sainsbury Central/Local store and Marks and
Spencer's Simply Foods formats. Food operators have also entered the local

convenience store market, for example Tesco Express store and convenience stores

LON2008/R11416 3



2.6

2.7

2.8

2.9

linked with petrol filling stations. The entrance of European discount food operators

such as Aldi, Lidl and Netto has also been rapid during the last decade.

Food store operators have also commenced a programme of store extensions,
particularly Tesco, Sainsbury’s and Asda. These operators, faced with limited growth
in food expenditure, have attempted to increase the sale of non-food products within

their food stores, including clothing and electrical goods.

Comparison retailers have also responded to recent market conditions. The bulky
goods retail warehouse sector has rationalised and there have been a number of
mergers. For example there are fewer DIY operators, following the acquisition of Do
It All, Great Mills and Wickes by Focus DIY. B&Q and Homebase developed very
large ‘category Killer' retail warehouses (some exceeding 10,000 sq m gross), but
more recently have scaled down their stores. Other traditional high street retailers
have sought large out-of-centre stores, for example Boots, TK Maxx and
Poundstretcher. Matalan has also opened numerous discount clothing stores across
the country. Sports clothing retail warehouses including JJB Sports and Decathlon
have also expanded out-of-centre. These trends have already been evident across
the country and in London. However within Inner London, where land values are
relatively high and the availability of large development sites is limited, the
development of low density retail warehouses/retail parks has been more restricted

than in outer London Boroughs.

Within town centres, some high street multiple comparison retailers have also
changed their format. High street national multiples have increasingly sought larger
modern shop units (over 200 sq m - 2,150 sq ft) with an increasing polarisation of
activity into the larger regional and sub-regional centres. The continuation of these
trends may also influence future operator requirements in Kensington & Chelsea, with

some operators looking for larger premises in the main centres.

Factory outlet centres have been developed across the country as an alternative to
fashion shops within town centres. These developments are usually large and can
provide over 10,000 sq m of comparison retailing, focusing primarily on fashion items
and clothing, offering designer clothing at discounted prices. A number of large
factory outlet developments have emerged across Great Britain and draw from a wide

catchment area.
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2.11

2.12

Leisure Trends

The demand for commercial leisure facilities has increased significantly during the
last 20 years. The growth in the commercial leisure sector was particularly strong
during the late 1980s and again in the mid 1990s and in early 2000. Average
household expenditure on leisure services increased by approximately 12% between
2001 and 2006 (source: Family Expenditure Survey). The latest (2006) average
household expenditure on leisure services is over £3,450 per annum. However,
many analysts consider that the commercial leisure market has now reached

saturation in some sub-sectors.

The mid-1990s saw the expansion of major leisure parks. These leisure parks are
generally anchored by a large multiplex cinema and offer other facilities such as ten-
pin bowling, bingo, nightclubs, health/fithess clubs, themed destination restaurants,
pub/restaurants, children’s nurseries and budget hotels. Commercial leisure facilities
have typically been located on the edge of town centres or out-of-centre, with good

road access. Many leisure uses have also emerged on retail warehouse parks.

The cinema market remains an important sector because cinemas often anchor
leisure developments, providing footfall for other uses. Growth in this sector slowed
significantly in recent years, but Cinemagoing 16 published in March 2007 by Dodona
Research anticipated that 2007 would be a better year. The industry is now
dominated by three main operators (Odeon, Cineworld and Vue) and the emphasis is
now shifting from consolidation to physical expansion. The expansion of other sectors
has also slowed, including ten-pin bowling and bingo. However, other sub-sectors
have remained strong in recent years, in particular the private health and fithess
market, with a number of multiple operators seeking premises across the UK, e.g. LA
Fitness, Fitness First and Esporta. Nevertheless, the health and fitness sector is also

reaching saturation point in some areas.
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3.0

3.1

3.2

3.3

3.4

PLANNING POLICY CONTEXT

National Policy

PPS6: Planning for Town Centres (March 2005) sets out the Government’s policies

on town centres, retail, commercial leisure and other town centre uses.

The Government’'s key objective for town centres (this covers city, town, district and
local centres) is to promote their vitality and viability by planning for growth and
development of existing centres and promoting and enhancing existing centres, by
focusing development in such centres and encouraging a wide range of services in a

good environment, accessible to all.

Other Government objectives that need to be taken account of in the context of the

key objective are set out in paragraph 1.4:

o Enhancing consumer choice by making provision for a range of shopping,
leisure and local services, which allow genuine choice to meet the needs of the
entire community and particularly socially excluded groups;

o Supporting efficient, competitive and innovative retail, leisure, tourism and other
sectors, with improving productivity; and

o Improving accessibility, ensuring that existing or new development is, or will be,

accessible and well served by a choice of means of transport.

Regional planning bodies (RPB’s) and local planning authorities (LPAS) are advised
in paragraph 1.6 to implement the Government's objectives for town centres, by

planning positively for their growth and development. They should therefore:

o develop a hierarchy and network of centres;

o assess the need for further main town centre uses and ensure there is capacity
to accommodate them;

o focus development in, and plan for the expansion of, existing centres as
appropriate, and at the local level identify appropriate sites in development plan

documents;

) promote town centre management, creating partnerships to develop, improve
and maintain the town centre and manage the evening and night-time economy;
and

o regularly monitor and review the impact and effectiveness of their policies for
promoting vital and viable town centres.
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3.5

3.6

3.7

Paragraph 2.1 states that in order to deliver the Government’s key objective, RPBs

and LPAs should actively promote growth and manage change in town centres,

define the network and a hierarchy of centres, each performing their appropriate role

to meet the needs of their catchment, and adopt a pro-active, plan-led approach to

planning for town centres, through regional and local planning.

The main town centre uses to which PPS6 applies are outlined in paragraph 1.8:

retail (including warehouse clubs and factory outlet centres);

leisure, entertainment facilities and the more intensive sport and recreation uses
(including cinemas, restaurants, drive-through restaurants, bars and pubs,
night-clubs, casinos, health and fitness centres, indoor bowling centres and
bingo halls);

offices, both commercial and those of public bodies; and

arts, culture and tourism (theatres, museums, galleries and concert halls, hotels
and conference facilities).

PPS6, paragraph 2.15 to 2.17 offers specific guidance to LPAs on the role of plans at

local level, including the need to work in conjunction with stakeholders and the

community to:

assess the need for new floorspace for retail, leisure and other main town
centre uses, taking account of both quantitative and qualitative considerations;

identify deficiencies in provision, assess the capacity of existing centres to
accommodate new development, including, where appropriate, the scope for
extending the primary shopping area and/or town centre, and identify centres in
decline where changes need to be made;

identify centres within their area where development will be focused, as well as
the need for any new centres of local importance, and development strategies
for developing and strengthening centres within their area;

define the extent of the primary shopping area and the town centre, for the
centre in their area on their proposal map;

review all existing allocations and reallocate sites which do not comply with this
policy statement;

identify and allocate sites in accordance with the considerations on sight
selection and land assembly e.g. assessment of need, appropriate scale of
development, sequential approach, impact and accessibility;

develop spatial policies and proposals to promote and secure investment in
deprived areas by strengthening and/or identifying opportunities for growth of
existing centres, and to seek to improve access to local facilities; and
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3.9

3.10

3.11

3.12

o set out criteria based policies, in accordance with this policy statement, for
assessing and locating new development proposals, including development on
sites not allocated in development plan documents.

PPS6 also indicates that in addition to defining the extent of the primary shopping
area for their local centres, LPAs may distinguish between primary and secondary
frontages. Primary frontages should contain a high proportion of retail uses, while
secondary frontages provide opportunities for flexibility and diversity of uses. Policy

should make clear which uses will be permitted in such locations.

Demonstrating Need for development

PPS6 requires Councils to undertake assessments of need for other non-retail town
centre uses, i.e. commercial leisure and office development. This study assesses the

retail and leisure needs of the Royal Borough of Kensington & Chelsea.
PPS6 states in paragraph 2.33 that:

‘in assessing the need and capacity for additional retail and leisure

development, local planning authorities should place greater weight on

quantitative need for additional floorspace for the specific types of retail

and leisure developments. However local planning authorities should

also take account of qualitative considerations. In deprived areas

which lack access to a range of services and facilities, and there will be

clear and demonstrable benefits in identifying sites for appropriate

development to serve the communities in these areas, additional

weight should be given to meeting these qualitative needs.’
In assessing quantitative need for additional development, local planning authorities
should assess the likely future demand for additional retail floorspace, having regard
to a realistic assessment of the existing forecast population levels, forecast
expenditure for specific classes of goods to be sold, within the broad categories of
comparison and convenience goods and forecast improvements in productivity in the

use of floorspace.

With regards to assessing the qualitative need for additional development, paragraph
2.35 states that a key consideration will be to provide for consumer choice, ensuring
that:

o an appropriate distribution of locations is achieved, subject to the key objective
of promoting the vitality and viability of town centres and the application of the
sequential approach, to improve accessibility for the whole community; and
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3.14

3.15

3.16

3.17

o provision is made for a range of sites for shopping, leisure and local services,
which allow genuine choice to meet the needs of the whole community,
particularly the needs of those living in deprived areas.

Other local issues, although not necessarily elements of ‘need’, can be important

material considerations.

Appropriate Scale of Development

PPS6 also requires that local planning authorities ensure that the scale of
opportunities identified is directly related to the role and function of the centre and its

catchment. Paragraph 2.41 states:

‘The aim should be to locate the appropriate type and scale of
development in the right type of centre, to ensure that is fits into that
centre and that it complements its role and function.’
For city and town centres, PPS6, paragraph 2.43 states that where a need has been
identified, LPAs should seek to identify sites in the centre, or failing that on the edge
of the centre, capable of accommodating larger format developments. Paragraph
2.42 indicates that in most cases it is likely to be inappropriate to include local centres
within the search area to be applied under the sequential approach for large scale

developments.

The guidance places greater emphasis on the regeneration of town centres,
particularly smaller centres and the need to define a network of centres, and where
appropriate to plan for the decline of some centres. Local authorities are expected to
set indicative upper limits on the scale of new floorspace appropriate in different types

of centres.

The Sequential Approach

PPS6 sets out the sequential approach to site selection for new retail development
(paragraph 2.44), namely that first preference should be existing centres where
suitable sites or buildings for conversion are, or are likely to become available, taking
account of an appropriate scale of development in relation to the role and function of
the centre, followed by edge-of-centre locations, with preference given to sites that
are or will be well-connected to the centre and only then out-of-centre sites, with
preference given to sites which are or will be well served by a choice of means of
transport and which are close to the centre and have a high likelihood of forming links

with the centre.
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3.19

3.20

3.21

3.22

3.23

Further to this LPAs should, in consultation with stakeholders (including the
development industry) and the community, identify an appropriate range of sites to
allow for accommodation of the identified need. Paragraph 2.45 emphasises the
need for flexibility and realism from both LPAs and developers and operators in

discussing the identification of sites,

‘LPAs should be sensitive to the needs of the community and
stakeholders, including developers and operators and identify sites that
are, or are likely to become available for development during the
development plan period and which allow for the accommodation of the
identified need, including sites capable of accommodating a range of
business models.’

The factors that should be taken into account in considering business models are

scale, format, car park provision and the scope for disaggregation.

In selecting sites for allocation, the LPA should also consider the degree to which
other considerations, including specific local circumstances, may be material to the
choice of appropriate locations for development, and these include physical

regeneration, employment, economic growth and social inclusion.

The guidance clearly states that local planning authorities should plan positively for
growth by making provision for a range and choice of shopping and services. If a
‘need’ for new development is established, it will be necessary to identify
opportunities to meet that need. PPS6 indicates that local authorities should allocate
sufficient sites to meet anticipated demand for the next five years. PPS6 also
suggests that an apparent lack of sites of the right size and in the right location should
not be construed as an obstacle to site allocation and development to meet this need.
Local planning authorities should consider the scope for effective site assembly using
their compulsory purchase (CPO) powers, to ensure that suitable sites within or on

the edge of centres are brought forward for development.

This suggests the onus is placed on the Council to identify sites to accommodate the
5-year demand for development. This study provides floorspace projections up to
2028. Therefore, it may not be appropriate for the Council to seek to identify

opportunities to accommodate projections up to 2028 at this stage.

PPS6 also suggests that where growth cannot be accommodated in identified existing
centres, local planning authorities should plan for the extension of the primary
shopping area if there is a need for additional retail provision or, where appropriate,

plan for the extension of the town centre to accommodate other main town centre
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3.25

3.26

3.27

3.28

uses. Extension of the primary shopping area or town centre may also be appropriate
where a need for large developments has been identified and this cannot be
accommodated within the centre. Larger stores may deliver benefits for consumers
and local planning authorities should seek to make provision for them in this context.
In such cases, local planning authorities should seek to identify, designate and
assemble larger sites adjoining the primary shopping area (i.e. in edge-of-centre

locations).

Planning for a Sustainable Future White Paper (May 2007)

The White Paper, Planning for a Sustainable Future was published in May 2007 and
sets out a wide ranging package of reforms to streamline the town and country

planning system.

In relation to town centre planning policy the White Paper states in paragraph 7.50
that:

“A crucially important aspect of creating places where people want to

live and communities can flourish is to maintain and nurture the vitality

of our town centres.”
The White Paper emphasises the need for local authorities to proactively manage the
role and function of their town centres, including by extending the boundary where
that makes sense, and to promote growth and development of their town centres by
facilitating a wide range of shopping, leisure and local services to enhance consumer
choice. To achieve this, local authorities need to have robust, evidence based plans
and strategies that are up to date and which set out a clear and pro-active vision for
town centres based on a sound understanding of both the need and demand for new

facilities.
The White Paper goes on to state in paragraph 7.52 that:

“Where development outside the town centre would not impact
detrimentally on the town centre, and it is otherwise acceptable in
planning terms, both plans and planning decisions should reflect this.”
In relation to the ‘needs test’, the paper considers that it can have the unintended
effect of restricting competition and limiting consumer choice. To address this issue,
two clear objectives have been identified, firstly to support current and prospective
town centre investment which contributes to economic prosperity and to national
social and environmental goals. Secondly, planning should promote competition and

improve consumer choice avoiding the unintended effects of the current needs test.
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3.30

3.31

3.32

3.33

3.34

It is therefore proposed to review and replace the current need and impact tests with
a new test which has a strong focus on national town centre policy and promotes
competition and improves consumer choice avoided the unintended effects of the
current needs test. Proposals for this were consulted on in late summer/early autumn
2007.

The Planning White Paper Consultation: Government Response to Consultation
Replies (November 2007) outlines that most of the general responses to the
proposals objected to the removal of the need test on the basis that it would weaken
town centre policy. The Government response, however, reasserted that there is a
need for a robust approach to assessing the impact of proposals on sites outside
town centres, which is responsive to the needs of the market and also reflects

particular local circumstances.

Proposed Changes to PPS6 (10™ July 2008)

On 10 July 2008, the Department of Communities and Local Government published a
Consultation Document on proposed changes to PPS6 Planning for Town Centres.
The Consultation Paper proposes replacing the current ‘need’ and ‘impact’ tests set

out in PPS6 with a new ‘impact test’.

The aim of the document is to address the unintended effects of the current guidance.
The key Government objective to promote the vitality and viability of town centres
remains, as does much of the Government’'s guidance on Positive planning and the

Plan-led approach.

However, other objectives which should be taken into account, or wider Government

objectives that may be relevant include:

Promation of competition between retailers;

Raising the productivity growth rate of the UK economy;

Encouraging investment in deprived areas;

Building prosperous communities by improving economic performance;
Helping to tackle climate change; and

Consideration of terrorism as well as crime

The need for local authorities to consider quantitative and qualitative need remains.
However, Councils are also expected to have regard to the strategic objectives set
out in the Regional Economic Strategy and use relevant market information and

economic data.
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3.36

3.37

3.38

3.39

3.40

The importance of seeking a good mix of shops and services in a centre is also
referred to, with the role of smaller shops specifically noted. Authorities are

encouraged to seek to promote competitive town centre environments.

Suggested changes to Chapter 4 of PPS6 includes a list of key indicators that LPAs
should collect and use to monitor the health of their town centres, including:
e The proportion of vacant street level property and the length of time properties
have been vacant;
¢ Land values and the length of time key sites have remained undeveloped; and

e Perception of crime and occurrence of crime including safety and security issues
relating to the threat of terrorism.

The Proposed Changes to PPS6 are the subject of consultation until 3 October 2008.

Planning Policy Guidance Note 13: Transport (PPG 13, March 2001)

The key objectives, set out at paragraph 4 of PPG13 are to integrate planning and

transport, in order to:

o “promote more sustainable transport choices for both people and for moving
freight;

o promote accessibility to jobs, shopping, leisure facilities and services by public
transport; and

o reduce the need to travel, especially by car.”

The Guidance advises that planning policies should seek to promote the vitality and
viability of existing town centres, which should be the preferred locations for new retalil
and leisure developments. When this development cannot be accommodated in or
on the edge of existing centres, it may be appropriate to combine the proposal with

existing out-of-centre developments.

The London Plan

The London Plan: Spatial Development Strategy has replaced strategic planning
guidance for London (formerly RPG3). The London Plan was published in February
2004 and consolidated in 2008. One of the strategic priorities for West London
(Policy 5F.1) is to: “promote the sub-region’s contribution to London’s world city role,
especially in relation to the Central Activity Zone including the offers of Knightsbridge
and the Kensington museum complex as international shopping and leisure

destinations”.
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3.42

3.43

3.44

Policy 3D.1 relates to town centres stating that the Mayor and London Boroughs
should: “enhance access to goods and services and strengthen the wider role of town

centres, including UDP policies to:

o Encourage retail, leisure, and other related uses in town centres, and
discourage them outside the town centres;

o Improve access to town centres by public transport, cycling and walking;
o Enhance the quality for retail and other consumer service in town centres;

o Support a wide role for town centres as locations for leisure and cultural
activities, as well as business and housing;

o Require the location of appropriate health, education and other public and
community serving in town centres;

o Designate core areas primarily for shopping uses and secondary areas for
shopping and other uses and set out policies for the appropriate management
of both types of area;

o Undertake regular town centre health checks; and

o Support and encourage town centre management, partnerships and strategies
including the introduction of Business Improvement District in appropriate
locations.”

Policies 3D.2 and 3D.3 are consistent with advice set out in PPS6, regarding
maintaining town centres and focusing development within centres. Policies 3D.4

and 3D.5 seek to promote and protect arts/culture and sports facilities.

The London Plan sets out a hierarchy/classification of centres across London, i.e.
international centres (2), metropolitan centres (10), major centres (35) and district
centres (160). Knightsbridge is classified as one of the two International Centres.
Kensington High Street and King's Road East are classified as Major Centres.
Portobello Road, Notting Hill Gate, Fulham Road East, South Kensington, Earl's
Court Road, King’'s Road West and Fulham Road West are classified as District
Centres. The London Plan indicates that the broad classification of centres should be

refined in the light of local circumstances through development plans.

Supporting the London Plan the Mayor has also published two documents relating to

the future requirement for retail floorspace:

o Comparison Goods Floorspace Need in London (October 2004); and

o Convenience Goods Floorspace Need in London (June 2005).
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3.46

3.47

3.48

These reports provide broad brush projections for retail floorspace requirements
across London up to 2016 based on a number of scenarios relating to growth in

turnover sales densities.

Sub-Regional Planning Framework

The Central London Sub-Regional Planning Framework (SRDF) was published in
May 2006, covering the Boroughs of Camden, City of Westminster, Islington,
Kensington & Chelsea, Lambeth, Southwark and Wandsworth. The document states

in relation to retail developments (Paragraph 61):

“The scale of growth in population and consumer expenditure across
London is generating substantial need for new retail space in the
Central London sub-region. It is estimated that Central London’s
resident-based consumer expenditure alone will increase by over 50%
between 2001 and 2016, which is above the average increase for
London as a whole. Over the same period resident-based comparison
goods expenditure is expected to more than double from £4bn to £8bn.
When commuter and tourist spend are factored in, comparison goods
expenditure is projected to increase to over £10.5bn by 2016.
Expenditure on convenience goods in the sub-region is also expected
to increase but at a more modest rate of about 40% from £2.4bn to
£3.4bn.”

The Royal Borough of Kensington & Chelsea is identified as having the second
highest level of need for comparison floorspace compared to the other Boroughs in
the sub-region, after Westminster. One of the proposed action points (Proposed
Actions 1D) is for the boroughs to undertake fine-grained distributions of need and
capacity for new retail space. Table 1D.1 estimates that Kensington & Chelsea
needs an additional 56,000 sq m of comparison floorspace up to 2016, and an
additional 10,000 sqg m of convenience floorspace over the same period. These
estimates are based on a sales density of £4,000 sg m for comparison goods and

£5,000 sq m for convenience goods.

In relation to cultural and leisure uses Action 1E requests that Boroughs “seek to
sustain and enhance Central London’s unique strategic leisure, cultural and tourism

offer in line with London Plan policy...”. In Annex 4 of the SRDF per capita spending
on leisure services in Kensington & Chelsea is predicted to rise from £2,602 in 2001

to £3,006 in 2016, both the highest of all Boroughs within the Central London area.
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Local Planning Context

3.49 The Royal Borough of Kensington & Chelsea Unitary Development Plan was adopted

in May 2002. The hierarchy of shopping centres in the Borough is defined in the UDP

as follows:

e Principal Shopping Centres:

- Portobello Road;

- Notting Hill Gate;

- Kensington High Street;
- Fulham Road (West);

- Fulham Road (East);

e Local Shopping Centres:
- Barlby Road
- Ladbroke Grove (North)
- Golborne Road (North)
- North Pole Road
- St Helens Gardens
- Ladbroke Grove Station
- All Saints Road
- Westbourne Park Road
- Westbourne Grove
- Clarenden Cross
- Holland Park Avenue
- Holland Road
- Napier Road
- Kensington High Street
- Commonwealth Institute
- Thackeray Street
- Pembroke Road
- Stratford Road

Knightsbridge;
King's Road (West);
King’s Road (East);
South Kensington.

Gloucester Road

Cromwell Road Air Terminal
Gloucester Road (South)

Old Brompton Road (East)

Ifield Road

The Billings

Fulham Road - Old Church Street
Walton Street

Lowndes Street

Pont Street

Sloane Avenue

Elystan Street

Chelsea Manor Street

Lower Sloane Street

Earl’s Court Road

Golborne Road

Worlds End

Fulham Road/Brompton Cemetery

3.50 The adopted UDP sets out a number of general strategic policies for Shopping in the

Borough. The general strategy the Council will pursue in relation to the provision of

shopping in the Royal Borough includes:

e STRAT 38 — To seek to enhance the vitality and viability of Principal and Local
Shopping Centres and to ensure that they are the focus for new retail
development and continue to provide shopping facilities in the Royal Borough.

e STRAT 39 — To ensure that large new retail development is concentrated in the

Principal Shopping Centres.

e STRAT 40 — To promote retail development in the Local Shopping Centres in
keeping with their scale, character and function.

e STRAT 41 — To improve the attractiveness and competitiveness of the Borough's
shopping centres by improving the townscape and streetscape environment.
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3.52

3.53

3.54

3.55

3.56

e STRAT 43 - To ensure that the needs of those who live and work in the Royal
Borough are met by shops and services which are easily accessible by a means
of transport other than the car.

Within the adopted plan Policy S6 states that the Council will “seek to maintain and

improve the vitality, viability and function of the shopping centres throughout the

borough”.

Policy S7 proposes that the Council will “seek a concentration of shops in the core

frontage of Principal Shopping Centres”.

Further to this, within the Principal Shopping Centres policies S17 and S18 seek to
ensure that core and non-core frontages retain a level of Al retail uses and preserve

the overall retail function of the centres.

Local Shopping Centres perform a more localised shopping function providing for the
day-to-day needs of residents and workers in the locality. Policy S8 proposes the
Council will normally resist the loss of any shop in Local Shopping Centres and Policy
S9 seeks to encourage new convenience retail within Local Shopping Centres where

it is appropriate to the character and function of the centre.

The UDP further acknowledges the role of Principal Shopping Centres and Local
Shopping Centres in providing services to cater for important local needs. Policy S12
seeks to resist the loss of bank and building society branches in North Kensington
and South West Chelsea and resist the loss of launderettes throughout the Borough's
centres. Policy S13 allows scope to change shop uses to community based uses,
launderettes or local medical services in Local Shopping Centres and non-core
frontages of Principal Shopping Centres where there is an established need and no
detriment to vitality and viability of the centre. Policy S14 seeks to permit the change
of use in Local Shopping Centres to bank and building society branches in north
Kensington and south west Chelsea where there is an established need and no

detriment to the vitality and viability of the centre.

Within the adopted plan Policy S25 relates to retail development outside the
designated Shopping Centres. This policy states that on the edge of designated
Town Centres proposals for retail development will only be acceptable where there
are no suitable, viable and available in-centre sites, with out of town centre proposals
only acceptable where there are no in-centre and edge-of-centre sites. This policy

also requires edge-of-centre and out-of-centre proposals to:
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3.58

3.59

) Show that there is a clearly established need for the development;

o Show that the development would be accessible by a choice of means of
transport other than by car, including on foot, bicycle and public transport;

o Not have a detrimental effect on the vitality and viability of any existing shopping
centres;

o Not result in material increases in traffic movement on the existing road
network; and

o Not result in any material reduction in residential character or amenity by reason
of noise and excessive activity.

The adopted UDP also outlines planning policy for recreation and leisure. General

policy STRAT 46 seeks “to ensure the continued contribution of sports, leisure and

recreation provision, including arts, cultural and entertainment facilities in the Royal

Borough, to the local and metropolitan area”.

Policy LR28 states the Council will normally resist the loss of arts, cultural and
entertainment facilities. Policy LR29 acknowledges the character and recreational
value of theatres and cinemas within the Royal Borough and requires, “a replacement

of similar capacity upon redevelopment of any cinema or theatre”.

Local Development Framework

The Royal Borough of Kensington & Chelsea Council has begun preparing a Local
Development Framework (LDF) in line with the new provision of the Planning and
Compulsory Purchase Act 2004. A Local Development Scheme (LDS) was approved
by the Secretary of State in May 2005. A revised LDS was adopted by the Council
and published in February 2008. The Council’s Statement of Community Involvement
(SCI) was adopted in December 2007. It is anticipated that the LDF will completely
replace the existing UDP in 2013, although the Core Strategy is due to be adopted in
autumn 2010. The Royal Borough of Kensington & Chelsea LDF will comprise the
following:

Core Strategy and the North Kensington Plan DPD;

Proposals Map DPD;

Site Allocations DPD;

Development Management Policies DPD;

S106 Planning Agreements SPD;

Transportation SPD; and
Annual Monitoring Reports.
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3.60 The LDF may also contain further Supplementary Planning Documents (SPDs) which
explain the application of the policies outlined in the Development Plan Documents

(DPDs), however the exact scope of these further SPDs is yet to be confirmed.

3.61 The LDF Core Strategy Interim Issues and Options document was published for
public consultation in February 2008. The document highlights potential options for
the future of town centres within the Borough which could be brought through in the
Core Strategy. The document sets out a hierarchy of centres, following an initial
issues and options consultation, which reflects the hierarchy identified in the London
Plan, as follows:

International Centre:
- Knightsbridge

Major Centres:
- King's Road (East); and
- Kensington High Street

District Centres:

- King’s Road (West);

- Fulham Road (East);

- Fulham Road (West);
- Notting Hill Gate;

- South Kensington; and
- Earl’s Court Road

Special District Centres:
- Portobello Road; and
- Westbourne Grove

Neighbourhood and Local Centres:
- The remaining designated centres (35 in total)

3.62 These centres are shown on Plan 1 in Appendix I.
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4.5

THE SHOPPING HIERARCHY AND CATCHMENT AREA

Shopping Centres in Kensington & Chelsea and the Surrounding Area

Knightsbridge, King’s Road (East and West), Kensington High Street, South Kensington,
Notting Hill, Fulham Road (East and West), Portobello Road, Earl's Court Road and
Westbourne Grove are the eleven main shopping centres within Kensington & Chelsea.
These town centres are influenced by major shopping destinations in Central and West
London and compete with a number of centres in neighbouring boroughs including
Queensway/Bayswater, Hammersmith and Oxford Street. Residents in the Borough have

good access to a number of centres by road, public transport and on foot.

Venuescore’'s UK Shopping Index 2006 provides an index of retail centres on the basis of
a weighted score for multiple retailers represented in each centre. Venuescore’s rank for
centres in the Borough and other shopping centres in the sub-region are shown in Table
4.1.

King’s Road is the highest ranked centre in the Borough (107™) followed by Kensington
(113" and Knightsbridge (139"™). Notting Hill Gate is ranked 396" and Earl's Court,
Fulham Road and Gloucester Road are ranked significantly lower at 1,034"™ 1,034" and

1,173" respectively.

There are several centres surrounding the Borough that are ranked above King’s Road,
Kensington and Knightsbridge. Oxford Street is at the top of the hierarchy and is ranked
11th and Covent Garden is ranked 87th. Notting Hill is ranked below centres such as
Hammersmith, Regent Street and Bayswater/Queensway but above Bond Street,
Shepherds Bush and Acton.

Gloucester Road is ranked towards the bottom of the centres surveyed but is still above
Baker Street, Maida Vale and Wandsworth Bridge Road. Other Local Centres within the
Borough are not included within the Venuescore Index because they are relatively small

with limited or no multiple retailer provision.
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Table 4.1 Venuescore Shopping Index (2006)

Venue Venuescore Index | Rank |
11

Oxford Street 297

Covent Garden 160 87
Ealing 152 100
King's Road 147 107
Kensington 141 113
Knightsbridge 132 139
Hammersmith 126 149
Richmond Upon Thames 118 166
Putney 107 196
Bayswater/Queensway 94 224
Clapham Junction 92 232
Regent Street 87 256
Chiswick 85 256
Wandsworth 72 315
Notting Hill 60 396
Bond Street 53 453
Shepherds Bush 49 483
Acton 39 618
Marylebone 38 633
Soho 38 633
North End Road 34 700
Fulham Broadway 31 764
Edgware Road 31 764
East Sheen 28 850
Paddington 24 988
Earl’s Court 23 1,034
Fulham Road 23 1,034
Parsons Green 21 1,127
West Kensington 21 1,127
Gloucester Road 20 1,173
Baker Street 20 1,173
Maida Vale 18 1,290
Wandsworth Bridge Road, Fulham 17 1,357
Belgravia 12 1,818

The catchment areas of the centres listed above overlap to a large extent. Residents
within Kensington & Chelsea have a large number of shopping destinations to choose
from. A notable proportion of residents travel to these destinations, particularly for

higher order comparison shopping, such as clothing and footwear.

The relative performance and importance of shopping centres can be demonstrated
by commercial yields and Zone A rental levels achieved for retail property.
Commercial yields are a measure of property values, which enables the values of
properties of different size, location and characteristic to be compared. The level of
yield broadly represents the market's evaluation of risk and return attached to the
income stream of shop rents. Broadly speaking low yields indicate that a centre is

considered to be attractive and, as a result, more likely to attract investment and
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rental growth than a centre with high yields. Retail yields for the established centres
in the sub-region are shown in Table 4.2 and a comparison of Zone A rental levels is

shown in Table 4.3.

Within the Borough retail yield data is only available for Knightsbridge, Chelsea (i.e.
King’s Road) and Kensington. Retail yields in relatively low (strong) in all three
centres, and have fallen by 0.5% since 2006. Yields within Knightsbridge are slightly
higher (worse) than the West End but slightly lower (better) than in Richmond. Yields
in Chelsea and Kensington are slightly lower (better) than yields in Ealing Broadway,
Chiswick, Acton and Hammersmith.

Table 4.2: Retail Yields in Kensington & Chelsea and Other Centres

Centre Yield %

2005 2006 2007

London, West End 5.25 5.25 5.25 5.25 5.0 5.0 4.25 4.25
London, Knightsbridge 5.0 5.0 5.0 5.0 5.0 5.0 4.5 4.5
Richmond 45 45 45 45 5.0 5.0 5.0 5.0
London, Chelsea 5.75 5.75 5.75 5.75 5.5 5.5 5.0 5.0
London, Kensington 6.25 6.25 6.25 6.25 6.25 6.0 55 55
Ealing Broadway 6.5 6.25 6.25 6.25 6.25 6.0 5.5 5.5
Chiswick 7.0 7.0 7.0 7.0 7.0 7.05 6.5 6.5
Acton 9.5 9.0 9.0 9.0 9.0 9.0 6.75 7.0
London, East Sheen 8.0 8.0 8.0 8.0 8.0 8.0 7.5 7.0
London, Hammersmith 9.25 9.25 9.25 9.0 9.0 9.0 8.5 7.5
London, Fulham Nth End Rd 9.5 9.5 9.0 9.0 9.0 9.0 8.5 7.5

Source: Valuation Office (Jan 2008)

Brompton Road (i.e. Knightsbridge) and Sloane Street (i.e. King’s Road East) achieve
the highest Zone A retail rents in the Borough only slightly lower than Oxford Street
(West). Zone A retail rental data for the other centres in the Borough is only available
up to 2004. Zone A rents are much lower in Notting Hill Gate (£1,615 per sq m),
Fulham Road (£1,292 per sq m), Old Brompton Road (£1,023 per sq m), Earl's Court
Road (£1,023 per sq m) and Portobello Road (£1,076 per sq m) than other larger
centres in the Borough, i.e. Kensington and King’'s Road. In all centres rental levels

have increased steadily since 1997.

In terms of retail rents on Kensington High Street, Property Week (15" February
2008) reported that Westfield's retail development in White City (which is due to open
in November 2008) has already had an impact. Retailers have left the centre and

retail rents are falling. Barkers (House of Fraser) Department Store closed in January
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2006, followed by Next, Dixons, Shellys, Size?, Mango, Levi and Miss Sixty. It is

understood that French Connection and Monsoon are also expected to leave.

Table 4.3: Retail Rents in Kensington & Chelsea and Other Centres

i Annual Zone A Retail Rents £ per Sq M

1999 2000 2001 2002 2003

Oxford Street West 3,767 | 5651 | 5113 | 4,844 | 4844 | 5059 | 5167 | 5221 | 5,705

Brompton Road 4,467 | 4,736 | 5,382 | 5,382 | 5651 | 5651 | 5597 | 5597 | 5,651
Sloane Street 3,767 | 4,306 | 3,767 | 3,983 | 4,306 | 4,575 | 4,575 | 4,521 | 4,844
Oxford Street East 3,229 | 4,306 | 4,037 | 4,037 | 4,090 | 4,090 | 4,090 | 4,037 -
King's Road 1,938 | 2,530 | 2,583 | 3,229 | 3,444 | 3,444 | 3,498 | 3,552 -

Kensington High St 2,153 | 2,422 | 2,153 | 2,691 | 3,229 | 3,229 | 3,444 | 3,283 -
Westbourne Grove 700 700 861 1,076 1,615 1,938 | 2,153 | 2,099 -

Richmond 1,184 1,346 1,615 1,615 1,722 1,884 1,884 1,938 2,153
Ealing 1,346 1,615 1,615 1,615 1,615 1,884 1,938 1,991 2,045
Hammersmith 646 646 700 807 1,292 1,507 1,722 1,830 2,045
Queensway 1,076 1,076 1,292 1,615 1,615 1,615 1,615 1,668 -
Notting Hill Gate 700 700 861 1,292 | 1,399 | 1,507 | 1,507 | 1.615 -
Chiswick 700 700 807 915 915 1,292 | 1,399 | 1,399 | 1,453
Fulham Rd 861 861 969 1,023 1,076 1,076 1,292 1,292 -
Old Brompton Road 807 807 969 1,023 1,184 1,184 1,184 1,184

Earl's Court Road 700 700 753 969 969 969 969 1,023
Portobello Road - - - - - 1,076 | 1,076 | 1,076

Acton 377 377 431 431 431 484 484 484 700

Source: 1987-2004 figures - Colliers CRE 2004 In-Town Retail Rents, 2007 Figures - Colliers CRE 2007
Retail Rents.

4.11 In the last two years, according to Cushman & Wakefield, Zone A rents on
Kensington High Street have fallen from £3,229 per sq m to £2,799 per sq m, the only

prime London retail street to have witnessed such a decrease.

Socio-Economic Characteristics within Kensington & Chelsea

4,12 Shopping needs may vary considerably, often related to socio-economic
characteristics. For example, residents without access to a car or those on low
incomes will have different needs to those who are mobile by car or who enjoy higher
income. Lower income groups without access to a car may be less able to travel to
shopping facilities and may also be socially excluded from high priced shops,
therefore, the availability of discount or value retail facilities may be important for
these groups. The socio-economic characteristics of Kensington & Chelsea have

been examined and compared with the Inner London and national averages.

4.13 Car ownership in Kensington & Chelsea (49.6% of households) is comparable with
the Inner London average (49.4%) but is considerably lower than the UK average
(72.6%), as shown in Table 4.4. A slightly higher proportion of households have two
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or more cars in Kensington & Chelsea compared with the Inner London average,
which may be an indication of higher levels of affluence and mobility than the rest of
London, albeit the proportion is significantly lower than the UK average. The low car
ownership when compared with the UK average reflects the Borough’'s good public
transport links. Car ownership is generally lower in major urban areas than in rural
areas or small towns, particularly in London and is not necessarily an indication of

levels of affluence.

Table 4.4: Car Ownership 2001

Characteristic \ % Households 2001

\ Kensington & Inner London UK Average
Chelsea Average

Car Ownership

Two or more 10.4 9.7 28.8
One 39.2 39.3 43.8
None 50.4 50.6 27.4

Sources: 2001 Census of Population

Kensington & Chelsea has a reasonably high proportion of economically active adults
in employment as shown in Table 4.5, when compared with the Inner London
average, but slightly lower than the UK average. The Borough, similar to the rest of
Inner London, is characterised by a relatively high proportion of students, a low

proportion of retired people and a relatively high unemployment rate.

Table 4.5: Economic Activity 2001

% People aged 16-74

Kensington & _Inner London | UK Average
~_ Chelsea Avera

Employed 59.0 57.4 60 4
Unemployed 4.7 5.6 .

Looking after home/family 8.1 7.1 6.5
Students 10.2 114 7.3
Retired 8.3 7.8 13.4
Other inactive 9.7 10.7 9.0

Sources: 2001 Census of Population

In terms of age structure Kensington & Chelsea is characterised by a low proportion
of children (under 15) and a low proportion of elderly people (over 64), as shown in
Table 4.6. The proportion of adults between 25 and 44 is significantly above the
national average. These figures are consistent with the high proportions of students

and young working adults without children.
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Table 4.6: Age Structure 2001

Status % of Population 2001
Kensington & __Inner London UK Average
Chelsea Average

Children 0-14 14.9 18.5 18.9
Adults 15 to 24 11.4 14.3 12.3
Adults 25 to 44 38.9 395 29.2
Adults 45 to 64 22.6 175 23.8
Adults 65 to 74 6.4 5.6 8.4
Adults 75 + 5.8 4.7 7.5

Sources: 2001 Census of Population

Kensington & Chelsea has a broadly similar ethnic mix when compared with the Inner
London average, albeit Kensington & Chelsea has a significantly higher proportion of
‘Other White’ and a lower proportion of Asian/Asian British (Bangladeshi) and Black/
Black British (Caribbean & African) than Inner London. Both Kensington & Chelsea
and Inner London have a higher proportion of ethnic minorities than the average for
the UK, as shown in Table 4.7.

Table 4.7: Ethnic Groups 2001

Status % of Population 2001
Kensington & Inner London UK Average
Chelsea Average

White British 50.1 50.5 88.2
White Irish 3.3 34 1.2
Other White 25.3 11.8 25
Mixed 4.1 3.9 1.2
Asian or Asian British (Indian) 2.0 3.1 1.8
Asian or Asian British (Pakistani) 0.7 1.6 1.3
Asian or Asian British (Bangladeshi) 0.7 4.6 0.5
Other Asian 14 1.3 0.4
Black/Black British (Caribbean) 2.6 6.9 1.0
Black/Black British (African) 3.8 8.3 0.9
Other Black/Black British 0.6 1.3 0.2
Chinese 1.6 1.4 0.4
Other Ethnic Group 3.8 2.0 0.4

Sources: 2001 Census of Population

This socio-economic analysis indicates that the profile of residents in the Borough
differs slightly to the profile of residents in Inner London, and this profile is different to
the UK profile. Kensington & Chelsea has a similar level of car ownership when

compared to the Inner London average but has a higher proportion of economically
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active adults. Kensington & Chelsea has a higher proportion of young adults aged 45
to 64 when compared with the Inner London profile and has a higher proportion of

‘Other White’ and a lower proportion of ‘Black’ ethnic groups.

However, these Borough wide averages hide variations within Kensington & Chelsea.
The southern and central parts of the Borough are generally much more affluent than
the north of the Borough. The Borough has 119 Super Output Areas (SOA), of which
46 (39%) are within the worst quartile of all SOA in England in terms of multiple
deprivation in 2007. However 47 (39%) of the remaining are performing better than
the national median. The wards in the north of the Borough, i.e. Saint Charles,
Golborne and Colville are amongst the most deprived wards in the country, whilst
wards in the south and central areas of the Borough are amongst the most affluent

e.g. Campden, Hans Town and Royal Hospital.

These socio-economic characteristics will have implications for shopping provision
within the Borough. Most local residents will generally want access to all forms of
shopping, although more affluent households may be more selective and may be
prepared to travel further for certain types of shopping. Less affluent residents will

want access to value/discount shopping facilities within easy access of their home.

The level of accessibility to shopping centres/stores, in terms of the convenience to
the home or work, is an important consideration for customers. The distance (or time)
customers are prepared to travel for each type of shopping will vary. For example,
residents in the Borough might reasonably expect to have easy walking access to
local shops (for daily top up purchases). Employees working within the Borough may
also expect to find shopping facilities within easy walking distance from their place of

employment to meet their lunchtime needs.

For bulk or main food shopping, residents may expect to be able to visit a
supermarket that provides a reasonable range of goods by car or public transport
within the wider locality. Residents may be prepared to travel further for higher order
comparison goods purchased on an occasional basis, such as Christmas gifts,
fashion, furniture or electrical goods. For example, customers will be prepared to

travel to larger centres for these occasional shopping trips.

The household shopper survey results demonstrate that residents tend to visit a
diverse selection of shopping centres and leisure destinations. A high proportion of
residents in the study area regularly shop in London’s West End, Hammersmith and

Brent Cross. These shopping patterns are likely to continue in the future.
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HOUSEHOLD SURVEY

Survey Structure

NEMS Market Research carried out a telephone survey of 1,002 households across
the Kensington & Chelsea study area in February 2008. The survey results are
shown in Appendix E and summarised in this section. The study area, shown in

Appendix A, was split into ten sectors or zones based on postcode boundaries, as

follows:

e Zonel: Kensington North

e Zone 2: Kensington Central

e Zone 3: Kensington South

e Zone4: Brent South

e Zoneb5: Westminster North

e Zone 6: Westminster South

e Zone7: Wandsworth North

e Zone 8. Hammersmith & Fulham South
e Zone 9: Hammersmith & Fulham Central
e Zone 10: Hammersmith & Fulham North

The study area includes all parts of the Royal Borough of Kensington & Chelsea (i.e.
Zones 1, 2 and 3), and also parts of adjacent boroughs where people are likely to
shop within the Borough. A list of the postcodes contained in each zone is shown in
Appendix A. The zones were chosen based on postcode boundaries which best fit

the likely primary catchment areas of the main centres in the Borough.

The number of interviews undertaken in each zone reflects the population in each
respective zone in order to provide statistically reliable sub-samples. The main aims

of the survey were to establish patterns for the following:

e Main food and grocery shopping;
e Top-up food and grocery shopping;

¢ Non-food shopping, including:

- clothing and footwear;

- domestic electrical appliances;

- other electrical goods (TV, Hi-Fi and computers);
- furniture, soft furnishing or carpets;

- DlY/garden items and hardware;

- health, beauty and chemist goods;

- other non-food items; and
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e Leisure activities, including:

- cinema;

- theatre;

- pub/bar;

- restaurant;

- nightclub;

- bingo;

- health club; and
- ten-pin bowling.

Food and Grocery Shopping

Main Food Shopping

The larger food stores in the study area are the main destination for respondents’ last
main food shopping trip across the study area. Overall, the Sainsbury’s at Ladbroke
Grove was the most popular shopping destination for the study area as a whole,
although different zones recorded different responses as the most popular destination
for their main food shopping trip. In Kensington North (Zone 1) Sainsbury’s at
Ladbroke Grove was the most popular location for respondents (34.4% and 26.2%
respectively). The Waitrose at High Street Kensington followed by the Tesco on West
Cromwell Road were the main last food shopping destinations in the Kensington
Central (Zone 2) with 14.3% and 13.3% respectively. In Kensington South (Zone 3),

Waitrose on King's Road was the most popular last main shopping destination.

In the zones outside the Borough (Zones 4 to 10) most main food shopping trips go to
large food stores outside Kensington & Chelsea, but there is some inflow in to the
Borough, for example Brent South (Zone 4) and Westminster North (Zone 5)

Sainsbury’s at Ladbroke Grove attracts customers.

Mode of Travel for Main Food Shopping

In the whole study area 38% of respondents indicated that they travel to do their main
food shopping by car, which is significantly lower than NLP’s average derived from
similar surveys across the Country (about 80%). A higher proportion of households
travel by bus (16%) compared with the NLP average (7%), and also a higher
proportion walk, 36% compared with the NLP average of 9%. A number of
respondents (1.5%) used a bicycle to travel to their last main food shopping location
which is also higher than NLP’s average of 0.3%. A small proportion of respondents

(1.0%) stated that they used the train/tube to travel to their last main food shopping
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destination. These results reflect the high levels of accessibility to food stores and

convenience shops within and around the Borough by bus and on foot.

Mode of Travel for Non-Food Shopping

5.7 The predominant modes of travel for non-food shopping were car and bus with 23%
of respondents indicating they use the car and 33% indicating that they use buses to
travel to their non-food shopping destination. The third most popular mode of travel
for non-food shopping was walking (18.5%), followed by train/tube (9.9%). Generally
fewer customers will drive for non-food shopping than food shopping, and are more

prepared to use public transport (bus or train/underground).

Mode of Travel to Shopping Destinations
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Top-Up Food Shopping

5.8 Top-up food shopping trips are usually made in addition to main weekly (or less
frequent) shopping trips. Over 76% of households across the study area indicated
that they undertake small-scale or top-up shopping trips in addition to their main food
shopping trips. The results show that households use a combination of local shops

and larger food stores for top-up shopping.
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Non-Food Shopping

5.9 Households were asked in which location they buy most of their household’s non-food
shopping. For the study area as a whole, London’s West End is the most popular
destination, with 18.5% of all respondents shopping there, followed by Kensington
High Street (12.2%) and King’'s Road (10.9%). Despite the preference of London’s
West End overall, it is only the most popular destination for non-food shopping in two
zones (Zones 5 and 6 — in Westminster). Many respondents in both Zones 1 and 2
sated their main non-food shopping was Kensington High Street (22.2% in Zone 1
and 40.0% in Zone 2). In Zone 3, 54.1% of respondents’ main non-food shopping is
King's Road. These figures suggest that Kensington High Street and King’s Road are
the predominant non-food shopping destination for residents in the Borough (Zones 1
to 3).

5.10 Outside the Borough other centres are the main non-food shopping destinations, for
example in Zone 4 Brent Cross is the main destination and Clapham Junction is the
most popular location in Zone 7. The main destinations overall in the study area are

shown below.
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Non Food Shopping Destinations

Households were also asked where they last shopped for different types of non-food

goods.

The most popular destination for buying clothes and footwear in Zones 5 (55.1%), 6
(38.9%) and 10 (23.8%) was London's West End, which is the most popular
destination overall. In Zones 1 and 2, Kensington High Street was the most popular
destination for clothing and footwear with 25.6% and 43.8% respectively. In Zones 3
(47.1%), 7 (18.5%) and 8 (16.7%), King's Road was the most popular destination,

while in Zone 4 Brent Cross (34.0%) was the most popular destination.

Overall London’s West End was the most popular destination for buying domestic
electrical appliances such as fridges or kitchen items with 14.7% of all respondents.
The West End accounted for the majority of respondents in Zones 1, 5, 6 and 10.
Most respondents from Zone 2 bought their domestic appliances in Kensington High
Street (16.2%) whilst most respondents from Zones 3 (48.2%), 7 (20.0%) and 8 (20.0)

bought their domestic appliances in King's Road).

Overall the internet was the preferred way that respondents last bought other kinds of
electrical goods, such as TVs, Hi-Fi and computers, with 16.0% of all respondents.
The internet was the most popular location for purchasing these goods in Zones 4
(18.0%), 5 (28.0%) and 10 (15.0%). In Zones 1 (16.7%), 6 (17.9%) and 9 (19.7%)
most respondents bought their other electrical goods from London’s West End. In
Zone 2, the highest proportion of respondents (25.7%) used Kensington High Street
to buy their other electrical goods, whilst in Zones 3 (32.9%) and 7 (15.4%) most

respondents last bought other electrical goods in King's Road.

Overall King's Road and London’s West End were both popular destinations for
shoppers buying furniture, soft furnishings and floor coverings with 10.1% and 10.0%
respectively of respondents. The highest proportion of respondents in Zones 1
(16.6%), 5 (18.7%), 6 (15.8%) and 9 (12.5%) last bought furniture, soft furnishings or
floor coverings in London’s West End. In Zones 2 (16.2%), 3 (38.8%), 7 (13.8%) and

8 (12.2%) King’s Road was the preferred location to shop for these goods.

Overall for DIY, hardware and garden items the most popular destination respondents
last shopped at was Wandsworth (including B&Q and Homebase), followed by the

Homebase on Warwick Road, Kensington. The Homebase on Warwick Road,
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Kensington was the most popular destination for DIY, hardware and garden items in
Zones 1 (17.8%), 2 (35.2%), 3 (14.1%), 6 (12.6%) and 9 (13.3%).

In both Zone 1 (21.1%) and Zone 2 (50.5%) the primary destination for buying
chemist, health and beauty items was Kensington High Street. In Zone 3 54.1% of

respondents last went to King’s Road to buy their health and beauty items.

Of all respondents 18.4% last bought items such as books, CDs, toys and gifts on the
internet, meaning overall the internet was the preferred method of purchasing these
types of goods. Despite this, in Zone 2 respondents preferred to use Kensington
High Street to buy books, CDs, toys and gifts (40.0%), whilst in Zone 3 most
respondents (36.5%) last used King's Road.

Table 5.1 shows the shopping destination with the highest proportion of respondents
for each comparison goods category in each zone. This indicates broadly where
people prefer to shop for each type of good and allows comparison between each

zone.

In Zone 1, people prefer to shop in London’s West End for domestic appliances, other
electrical goods and furniture/soft furnishings, while they prefer to shop in Kensington
High Street for clothing and footwear and health and beauty items. In Zone 2
Kensington High Street is the main destination for respondents buying clothing and
footwear, domestic appliances, other electrical goods, health and beauty products
and books/CDs/toys/gifts, whilst for other goods they prefer to shop elsewhere. In
Zone 3, King’'s Road is the preferred location among respondents for all comparison
goods with the exception of DIY and hardware goods for which most people shop at

Homebase, Warwick Road, Kensington.

Outside the Borough in Zone 4, Brent Cross is where the majority of respondents
shop for clothing and footwear goods and domestic appliances, whilst the internet is
most popular for other electrical goods and books/CDs/toys/gifts, Willesden Green is
the most popular destination for DIY and hardware goods and Brent is the preferred
location for buying furniture/soft furnishings. In Zone 5, London’s West End is the
preferred location among respondents for clothing and footwear, domestic
appliances, furniture/soft furnishings and health and beauty items, whilst the internet
is the preferred method of buying furniture/soft furnishings and books, CDs, toys and

gifts.
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Table 5.1: Destinations with High Proportions of Respondents

Comparison Good

Zone 6
Westminster

Zone 7
Wandsworth

Zone 8
Hammersmith &
Fulham South

Zone 9
Hammersmith &
Fulham Central

Comparison Good Kensiic;rt]gnlNorth Keic;?r?gfon Keic;?r?gfon Brezr?tnSeotth ‘ Wei?r?]?niter
Central South North

Clothing & Footwear Kensington HS Kensington HS King's Road Brent Cross West End
Domestic Appliances West End Kensington HS King's Road Brent Cross West End
Electrical Goods West End Kensington HS King’'s Road Internet Internet
Furnishings West End King's Road King's Road Brent West End
DIY & Hardware \?VZTV\(ZEESRE(:J \?VZTV\(ZEESRE(:J \?VZTV\(ZEESRE(:J Willesden Green Kilburn
Health & Beauty Kensington HS Kensington HS King's Road Kilburn West End
Books/CDs/Toys/Gifts Internet Kensington HS King's Road Internet Internet

Zone 10
Hammersmith &
Fulham North

South

North

Clothing & Footwear West End King's Road King's Road Hammersmith West End
Domestic Appliances West End King's Road King's Road Hammersmith West End
Electrical Goods West End King's Road Fulham West End Internet

_ - - Wembley/
Furnishings West End King's Road King's Road West End Shepherd's Bush

Homebase, Homebase,
DIY & Hardware Warwick Rd Wandsworth Wandsworth Warwick Rd Acton
Health & Beauty Victoria Clapham Junction Fulham Hammersmith Hammersmith
Books/CDs/Toys/Gifts Internet Internet Fulham Hammersmith Internet
5.22 London’s West End was the most popular destination for clothing and footwear

goods, domestic appliances, other electrical goods and furniture/soft furnishings in
Zone 6. In Zone 7, the highest proportion of respondents went to King’s Road for
clothing and footwear goods, domestic appliances, other electrical goods and

furniture/soft furnishings.

5.23 In Zone 8, King’'s Road was the preferred destination for clothing and footwear,
domestic appliances and furniture/soft furnishings, whilst Fulham was the most
popular location for buying other electrical goods, health and beauty items and books,

CDs, toys and gifts.

5.24 In Zone 9, the most popular destination for respondents was Hammersmith last time
they bought clothing and footwear goods, domestic appliances, health and beauty
items and books, CDs, toys and gifts, whilst most preferred London’s West End for

other electrical goods and furniture/soft furniture.

5.25 In Zone 10, London’s West End was the predominant destination among respondents
for clothing and footwear and domestic appliances, however, for other electrical

goods and books, CDs, toys and gifts the majority of respondents use the internet.
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Westfield’'s White City Shopping Centre

Respondents were asked whether they had heard of the proposed White City
Shopping Centre (about 150,000 sq m gross), which is due to open later this year,
and if so, whether they will consider regularly shopping there. Over half (59%) the
respondents stated that they had heard of White City, and of these, just over half
(53%) said that they would consider regularly shopping there. There was a low level
of awareness (28%) in Wandsworth North. In the three zones in Kensington &
Chelsea the level of awareness was 41% in Kensington South - Zone 3, 68% in

Kensington Central — Zone 2 and 82% in Kensington North — Zone 1.

Respondents in Zones 1, 9 and 10 (Kensington North, Hammersmith and Fulham
Central and Hammersmith and Fulham North) were the most aware of the
forthcoming shopping centre with 80% or more respondents. A high proportion (65%
or over) said they would consider regularly shopping at White City in these three

Zones.

In terms of Kensington & Chelsea Borough (Zones 1 to 3) about 64% of respondents
appear to be aware of the proposed shopping centre, and 51% of these respondents
suggest they will consider regularly shopping there, or 31% in Kensington South -
Zone 3, 46% in Kensington Central — Zone 2 and 65% in Kensington North — Zone 1.
These results suggest a significant number of shopping trips from the Borough and
surrounding Boroughs will be diverted to the White City Development, and the

strategy for Kensington & Chelsea will need to monitor and respond to this impact.

Internet Shopping

In addition to those respondents who stated they last bought their main shopping or a
specific comparison good on the internet, all respondents were asked what items, if
any, they regularly bought on the internet. Overall 52.4% of the respondents stated

they did not regularly buy goods on the internet.

Of all the respondents, the most popular category of goods people regularly bought
on the internet were books, CDs and toys with 34.6% of all respondents. This was
followed in popularity by electrical, TV, hi-fi and computer items (11.7%) and clothes
and footwear (10.1%). Overall 8.0% of respondents regularly did their grocery
shopping online and 5.7% of respondents bought their domestic electrical appliances

on the internet. Other items that respondents regularly shopped for online include

LON2008/R11416 34



5.31
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5.33

travel tickets/holidays, furniture or soft furnishings, health and beauty items and

DlY/hardware items (all between 1.2%-4.3% of respondents).

Leisure Activities

Cinemas

Respondents were asked if they went to the cinema and if so which cinema they last
visited. About 56% of respondents indicated they visit the cinema, which was the
second most popular leisure activity after visiting restaurants. This is higher than
NLP’s average derived from similar surveys across the Country (about 50%). The
respondents visit a variety of cinemas, with no one cinema being dominant, but the
most popular cinema destination (13% of respondents) was the Vue cinema at
Fulham Broadway Shopping Centre. A notable proportion of respondents also visit
the Vue cinema at Shepherd’s Bush Green (9.6%), the Odeon on Kensington High
Street (9.3%) and Cineworld on King's Road in Chelsea (8.2%), whilst 6.6% of

respondents last visited a Central London cinema.

Theatre

In the study area, 50.8% of respondents indicated they visit theatres, compared with
NLP’s average for other surveys of only 40.6%. When asked where they visit the
theatre, Central London and the West End were the most popular locations,
accounting for over 70% of the respondents in the catchment area. Other locations
where respondents visited the theatre include Hammersmith (2.8%), the Royal Court
Theatre, Sloane Square (2.4%), Wimbledon (2.2%) and the National Theatre at
Southbank (2.2%). Theatres within the Borough, other than the aforementioned
Royal Court Theatre, Chelsea Theatre just outside King's Road (West) and
Finborough Theatre north of Fulham Road (West), all of which attracted only 0.2%

each of respondents’ last visits to the theatre.

Pubs/Bars

The household survey asked respondents if and where they or their family last visited
a pub/bar. 45.0% of respondents indicated that they visit pubs/bars, which is slightly
lower than the NLP’s average from other surveys (48.4%). The main destinations for
respondents who visit pubs and bars varies across the zones:

o Zone 1 Notting Hill Gate (27%) and Kensington HS (21%)
o Zone 2 Kensington High Street (34%)
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o Zone 3 King’s Road (29%)

o Zone 4 London West End (29%)

o Zone 5 London West End (27%)

o Zone 6 Victoria (25%)

o Zone 7 Clapham Jct (20%), Allington (18%) and Wandsworth (17%)
o Zone 8 Fulham (53.5%)

o Zone 9 Hammersmith (24%) and Shepherd’s Bush (18%)

o Zone 10 London West End (18%)

Of all the respondents who visit pubs/bars as a whole London’s West End attracted
14.6% of respondents. Within the Borough, Kensington High Street and Notting Hill
Gate were the most popular bar/pub venues with 7.8% and 4.0% of respondents

respectively.

Restaurants

Almost 75% of respondents indicated they visit restaurants, which was the most
popular leisure activity, and is much higher than NLP’s average for other surveys

(66.5%). Again there was significant variation in where respondents visited

restaurants:

o Zone 1- Notting Hill Gate (28%)

o Zone 2- Kensington High Street (29%)

o Zone 3- King’s Road (15%) and Acton (12%)

o Zone 4 - London West End (20%) and Willesden Green (17%)
o Zone 5 - London West End (20%)

o Zone 6 - London West End (20%) and Victoria (18%)

o Zone 7 - London West End (17%), Chelsea (16%), Clapham Jct (15%)
o Zone 8 - Fulham (42%)

o Zone 9 - Hammersmith (24%) and London West End (21%)

o Zone 10 - London West End and Shepherd’s Bush (both 18%).

Of all the respondents who visit pubs/bars, London’s West End attracted 15.5% of
respondents. Within the Borough Kensington High Street and Notting Hill Gate were

the most popular restaurant venues with 6.9% and 5.2% of respondents respectively.

Nightclubs / Live Music

Only 13.7% of respondents indicated that they had visited nightclub/live music
venues, however, this is higher NLP’s average derived from other similar surveys
suggests a similar participation rate of 9.6%. The main nightclub destination for
respondents in the study area as a whole is London’s West End (36.5%) with Notting

Hill Gate second mast popular (4.4%).
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Bingo

Bingo proved the least popular leisure activity with only 3.2% of respondents
indicating that they undertake this activity, and this is lower than NLP’s average
participation rate of 5.1% as derived from other similar surveys. The sample for bingo
visitors within each zone is again very small. Cricklewood was the most popular
place to play bingo (37.5%), followed by Acton (15.6%).

Health and Fitness Clubs

Over 30% of respondents indicated their household visit health clubs/gyms, which is
slightly higher than the NLP average participation rate from other surveys (24.6%).
Respondents used a wide range of gyms across the study area with some using
gyms in the adjoining areas. The main gym/health club destinations for respondents
in the study area as a whole are Fulham (7.8%), Wandsworth Town (5.4%) and
Willesden Green (5.1%). Within the Borough the most popular gyms destinations are,
Kensington High Street (4.8%), Virgin Active, Kensington (4.5%) gyms on King's
Road (2.1%), gyms in Fulham Road (West) (1.8%) and David Lloyd, Kensington.

Tenpin Bowling

Overall 8.1% of respondents indicated their household visit tenpin bowling facilities,
which is significantly lower than the NLP average for other surveys (18.8%). Tenpin
bowling was the second least popular leisure activity, after bingo, and therefore the
number of respondents in each zone is fairly small. The main tenpin bowling
destinations are Queens Ice Bowl, Queensway (24.7%), Park Royal, Acton (22.2%)
and London’s West End (9.9%).

Key Messages from the Household Survey Results

Key findings of the household survey are summarised below:

) Large food stores are the primary destinations for main food shopping, but the
preferred location of these food stores varies significantly throughout the study
area. Generally resident will visit store near to their home, and many people
walk to buy food and grocery items.

) Over 76% of respondents indicated that they undertook small scale shopping or
top-up shopping trips in addition to their main food shopping trips.

) A relatively low proportion of respondents travel by car for both food and non-
food shopping, when compared with NLP’s national average derived from other
surveys. Far higher proportions of respondents use the bus or walk, or the
train/underground for non-food shopping.

LON2008/R11416 37



o Many respondents use their local town centre for comparison shopping,
however, in most goods categories London’s West End and the internet were
also popular choices. The exception is DIY, hardware and garden items where
the majority of respondents used the large DIY stores, especially stores in
Wandsworth and Homebase in Kensington.

o Approximately half of the respondents regularly use the internet to shop with the
most common goods purchased being books, CDs, toys and gift items and
electrical, TV, hi-fi and computer items. About 8% of respondents regularly use
the internet to shop for their groceries.

o A high proportion of residents in the Borough are aware of the proposed
shopping centre at White City and many suggest they will consider regularly
shopping there. These results suggest a significant number of shopping trips
from the Borough and surrounding Boroughs will be diverted to the White City
Development. The strategy for Kensington & Chelsea will need to monitor and
respond to this impact.

o The household survey demonstrates that for several types of leisure activity the
majority of respondents travel outside the Borough. Popular destinations
outside the Borough for all leisure activities include London’s West End, Fulham
Shepherd’s Bush and Acton. Central London and the West End are popular for
theatre-goers and the most popular locations for pubs/bars and restaurants vary
greatly by zone but include a significant proportion of respondents going to
destinations within the Borough.
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6.1

6.2

6.3

TOWN CENTRE VISITORS SURVEY

Survey Structure

An on-street survey of visitors within the eleven main shopping centres in Kensington
& Chelsea was undertaken by NEMS. In total over 1,400 interviews were completed.
A copy of the survey results are provided in Appendix F. Interviews were conducted
in February 2008. Interviews were conducted throughout the week, as shown in
Table 6.1.

Table 6.1: Survey Structure

' Centre ~ Numberofinterviews |  Days Surveyed |
Knightsbridge 200 Tues, Weds, Thurs, Fri, Sat
Kensington High Street 200 Mon, Tues, Weds, Sat, Sun
King's Road East 200 Mon, Tues, Weds, Thurs, Sat
King's Road West 100 Tues, Weds
Fulham Road East 100 Mon, Tues, Weds, Thurs
Fulham Road West 100 Tues, Thurs, Fri, Sat
Notting Hill Gate 100 Tues, Thurs, Sat
Portobello Road 100 Mon, Tues, Weds, Fri, Sat
South Kensington 100 Mon, Thurs, Sat
Earl’s Court Road 100 Mon, Tues, Thurs, Fri, Sat
Westbourne Grove 100 Tues, Thurs, Sat
Total 1,400

The results of the surveys are summarised in this section.

Main Purpose for Visit to Each Centre

Respondents were asked for the main reason for their visit to the centre. The results
are shown in Table 6.2. In most of the centres, the main reason for visiting was
shopping with an average of 44% (includes shopping for food, non-food goods or
window shopping). The main type of shopping respondents intended to undertake
within the majority of centres was for non-food goods, but in Portobello Road and
Westbourne Grove shopping for food was the main type of shopping. Although
Westbourne Grove has a very limited convenience provision, there are convenience
units within Queensway/Westbourne Grove District Centre in the City of Westminster,
and the respondents in Westbourne Grove may have visited food stores in this area.
In Earl’'s Court Road and King's Road (East) a high proportion of respondents’ main

reason for visiting the centre was for work/business purposes.
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Table 6.2: Main Purpose of Visit

Purpose of Visit

Knightsbridge Kensington King’s King's | Fulham = Fulham | Notting Hill| Portobello | South | Earl's | Westbourne |
High Street | Road East | Road West | Road East Road West Gate - Road |Kensington Court Road Grove

Shopping for non-food goods 0.0% 7.0% 7.3% 22.8% 7.0% 22.3% 6.0% 42.6% 0.0% 17.0% 24.8%
only

Shopping for both food and 29.5% 23.0% 23.3% 26.7% 9.0% 23.3% 8.0% 2.0% 1.0% 7.0% 15.8%
non-food

Shopping for food only 4.0% 18.5% 9.2% 12.9% 24.0% 16.1% 4.0% 5.0% 0.0% 3.0% 6.9%
Window shopping 6.0% 4.5% 2.4% 4.0% 5.0% 0.0% 4.0% 20.8% 0.0% 5.0% 2.0%
To visit the market 1.0% 0.0% 4.4% 0.0% 11.0%* 2.7% 4.0% 15.8% 0.0% 3.0% 0.0%
To visit the restaurant 4.5% 4.5% 2.4% 4.0% 1.0% 0.9% 9.0% 1.0% 5.0% 6.0% 2.0%
/café/public house

To have a walk/stroll around 12.5% 7.0% 5.8% 10.9% 5.0% 1.8% 7.0% 5.9% 2.0% 13.0% 6.9%
To use services e.g. bank, 5.5% 5.5% 7.8% 9.9% 14.0% 2.7% 3.0% 0.0% 6.9% 4.0% 12.9%
post office, hair dresser

Work/business purposes 19.5% 24.5% 32.5% 14.9% 29.0% 5.4% 15.0% 2.0% 25.7% 32.0% 20.8%
Healthcare e.g. doctor, dentist, 1.8% 2.0% 1.0% 4.0% 7.0% 0.9% 1.0% 0.0% 0.0% 4.0% 1.0%
optician

Social/leisure reason e.g. 12.9% 9.5% 10.2% 7.9% 11.0% 16.1% 30.0% 1.0% 30.7% 18.0% 8.9%
meeting friends, going to gym

Sightseeing/visiting a tourist 6.8% 2.0% 8.3% 1.0% 5.0% 5.4% 4.0% 5.0% 28.7% 4.0% 1.0%
attraction

Other 0.2% 0.5% 0.5% 0.0% 0.0% 0.0% 1.0% 0.0% 0.0% 0.0% 0.0%
Church 0.2% 0.5% 0.0% 0.0% 0.0% 0.0% 2.0% 0.0% 0.0% 0.0% 0.0%
University/College 0.6% 2.0% 0.5% 0.0% 0.0% 0.0% 2.0% 0.0% 0.0% 0.0% 0.0%
Live Here 0.6% 0.0% 0.5% 0.0% 0.0% 0.0% 1.0% 0.0% 2.0% 0.0% 5.0%
Passing Through 0.6% 1.0% 0.0% 0.0% 0.0% 0.0% 1.0% 1.0% 0.0% 0.0% 2.0%
No main purpose/DK 1.7% 1.0% 0.0% 1.0% 0.0% 3.6% 2.0% 1.0% 0.0% 2.0% 3.0%

* No street market in Fulham Road East so respondents may be referring to another street market nearby.

answer.
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Of those people surveyed, South Kensington had the highest proportion of
respondents whose main purpose of visit was for social/leisure reasons and Notting
Hill Gate has the highest proportion of respondents whose main purpose of visit was
to go to a restaurant/café or bar. Nevertheless, the results indicate that all centre

attract visitors undertaking a wide range of activities.

Intended Visitor Purchases

Of all respondents, 59% intended to purchase goods during their visit, and of these
customers, 51% intended to purchase food and grocery goods, 34% intended to

purchase clothing or footwear and 9% intended to purchase health, beauty or chemist

items.
Table 6.3: Intended Purchases
Reason for Visit Total for all Centres
(%)
Food and groceries 51.1%
Newspapers/magazines 4.5%
Confectionery/tobacco 1.8%
Clothing/footwear 34.1%
Furniture/carpets/soft furnishings 2.0%
Domestic electrical goods 2.5%
Other electrical goods 1.8%
DlY/hardware/gardening 3.0%
Other household goods 7.1%
Gifts/jewellery/china/glass 5.7%
Books/CD’s/videos/toys/ hobbies 8.4%
Health/beauty/chemist items 9.0%
Other 0.7%
Stationary 0.8%
Don't know 8.1%

N.B. The figures add up to more than 100% because some respondents gave more than one answer.

Food and grocery purchases were made by a significant proportion of shopping
customers (over half) in most centres, with the exception of Knightsbridge (17.5%),
Portobello Road (30.3%) and South Kensington (36.4%). Knightsbridge had the
highest proportion of clothing/footwear customers (59.8%), followed by Fulham Road
East (54.5%) and Kensington High Street (51.4%). Other notable results are as

follows:

o 13.4% in Knightsbridge purchasing gifts/jewellery/china/glass;

o 9.1% in Portobello Road purchasing gifts/jewellery/china/glass;

o 47.3% in Fulham Road East purchasing Other household goods; and
o 54.5% in Portobello Road not knowing what they would buy.
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The results for Portobello Road suggest a high proportion of visitors are window
shopping and are not sure what they may buy, e.g. impulse buying. Whilst in other
centre customers may have a better idea what they intend to buy, and have specially

visited the centre to make that purchase.

Expenditure during Visit

Visitors who intended to undertake some shopping during their visit were asked to
estimate how much they would spend on different items during their visit, as shown in
Table 6.4.

Table 6.4: Average Spend in Centre

Centre Average Spend on  Average Spend on Average Spend on
Food & Groceries Non-Food Items Eating/Drinking Out

Knightsbridge £3.30 £126.60 £8.80
Kensington High St £9.40 £43.60 £8.60
King's Road (East) £13.90 £65.60 £13.70
King's Road (West) £16.30 £40.80 £6.20
Fulham Road (East) £12.08 £60.60 £11.90
Fulham Road (West) £13.20 £33.20 £4.20
Notting Hill Gate £14.70 £28.30 £2.90
Portobello Road £10.00 £45.70 £1.70
South Kensington £5.70 £14.60 £14.10
Earl’'s Court Road £7.60 £26.00 £3.60
Westbourne Grove £14.60 £17.40 £8.40
Average £10.70 £52.00 £8.10

The highest average spend per shopping visitor for food and groceries was achieved
in King’'s Road West (£16.30) with the lowest being in Knightsbridge (£3.30),

compared with the overall average of £10.70.

Non-food shopping accounted for the greater proportion of total expenditure in all of
the centres, with an overall average of £52. The average spend on non-food items
was highest in Knightsbridge (£127.60) and lowest in South Kensington (£14.60).

Portobello Road had a relatively low proportion of spending on eating and drinking out
(£1.70) with over 90% of visitors saying they didn’t know or intended to spend nothing
on eating and drinking in the centre. South Kensington has the highest average
spend on eating/drinking out of all eleven centres (£14.10) with only 18.2% saying
they intended to spend nothing on eating and drinking in the centre. The average
spend in ten of the eleven centres was higher than the NLP average (£2.30) derived

from similar surveys across the country. This is a daytime figure and tends to
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underestimate the average spend in these centres for eating and drinking out in the

evening.

Mode of Travel

Mode of travel varied between each centre. A high proportion of visitors to
Knightsbridge, Notting Hill Gate, Portobello Road and South Kensington travelled by
underground as shown in Figure 6.1. A significant proportion of respondents walked
to Westbourne Grove, Earl's Court Road, King's Road (West) and Fulham Road
(East), which suggests these centres may have a more localised catchment area than
the other main centres in the Borough. For Fulham Road (West) bus/coach was the
most popular mode of travel and for Kensington High Street a similar proportions of

respondents travelled by underground, bus/coach or on foot.

Overall walking, travelling by underground or bus were the most popular modes of
travel. A relatively low proportion of respondents travelled to the centres by car,
either as a passenger or driver. Kensington High Street has the highest proportion of

respondents who travelled by car (10.0%).

Other Centres Visited

Respondents were asked which other shopping centres or towns they use regularly
(i.e. at least one a month). Responses varied, but a high proportion indicated another
centre within the Borough. Overall, Kensington High Street and the West End,
London were the most popular “other” shopping destinations respondents used

regularly (29.8% and 31.2% respectively).
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Figure 6.1: Mode of Travel
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Frequency of Shopping Trips

Respondents were asked how frequently they shopped in the centre, as shown in
Table 6.5. A full breakdown by centre is shown in Appendix F. Westbourne Grove
and Portobello Road had the highest proportion of respondents who shop at the
centre every day (25.7% and 24.8% respectively), whilst Knightsbridge had no
respondents who shop at the centre every day. South Kensington and Knightsbridge
had the highest proportion of respondents who shop at the centre less than once a

month (77% and 64% respectively).

Table 6.5: Frequency of Shopping Trips

Frequency of Visit ‘ (%) ‘
Everyday 13.4

2-3 times a week 18.5

Once a week 15.4

Once a fortnight 7.6

Once a month 7.6

Less than once a month 20.7

Never 15.0

Don't know 1.9

Total 100.0

In terms of time spent in the centre, Knightsbridge had a relatively high proportion of
respondents staying for two to three hours (22.5%). A high proportion of visitors to
South Kensington and Earl's Court Road intended to stay for less than 15 minutes
(30.7% and 29.0% respectively). Other centres had a relatively even distribution of
length of stays and overall for all eleven centres, the highest proportion of visitors

stayed for between 30 minutes to one hour.

What Visitors Like about Shopping in Each Centre

Visitors were asked what they liked and disliked about shopping in the centre as
shown in Table 6.6 and 6.7.

LON2008/R11416 45



Table 6.6: What Visitors Like about the Centres

| Knightsbridge | Kensington

King’s
Road East

King’s
Road West

Fulham
Road East

Fulham
Road West

Notting Hill

Portobello

South

Earl’s

Westbourne

High Street

Gate

Road

Kensington

Court Road

Grove

Nothing in particular 28.5% 8.5% 13.6% 6.9% 19.0% 0.0% 10.0% 4.0% 19.8% 22.0% 12.9%
Close to home / easy to get to 10.0% 31.5% 29.6% 44.6% 47.0% 56.3% 20.0% 25.7% 5.0% 35.0% 42.6%
Close to work 2.5% 9.5% 12.6% 12.9% 2.0% 2.7% 7.0% 30.7% 2.0% 6.0% 6.9%
Choice of shops and services 25.0% 41.0% 45.1% 25.7% 50.0% 22.3% 29.0% 24.8% 4.0% 17.0% 30.7%
Plenty of parking 0.0% 1.0% 0.0% 0.0% 0.% 0.% 0.% 0.% 0.% 1.% 0.%
Cheap car parking 0.% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 1.0% 0.0% 1.0% 0.0%
Specialist shops 33.0% 16.5% 9.7% 14.9% 2.0% 5.4% 14.0% 29.7% 15.8% 4.0% 12.9%
Quality of shops 38.5% 26.0% 26.7% 11.9% 37.0% 4.5% 10.0% 29.7% 10.9% 6.0% 10.9%
General character /

atmosphere 8.5% 16.0% 28.6% 13.9% 20.0% 6.3% 15.0% 26.7% 12.9% 12.0% 15.8%
Attractive environment 12.5% 12.0% 18.0% 9.9% 8.0% 8.9% 12.0% 44.6% 14.9% 10.0% 12.9%
The Market 1.0% 0.0% 2.9% 0.0% 6.0% 25.0% 7.0% 34.7% 0.0% 0.0% 3.0%
Other 0.0% 4.0% 1.0% 5.0% 0.0% 0.0% 0.0% 0.0% 2.0% 0.0% 3.0%
Cheap prices 0.0% 2.0% 0.0% 0.0% 0.0% 4.5% 0.0% 0.0% 0.0% 0.0% 1.0%
Convenient 0.0% 2.0% 0.0% 1.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 2.0%
Everything available 1.0% 2.5% 1.5% 5.0% 0.0% 0.0% 0.0% 0.0% 1.0% 0.0% 2.0%
Familiarity of area 0.0% 0.0% 2.4% 1.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
Not crowded 0.0% 1.0% 1.0% 2.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
Quiet 0.0% 1.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 1.0% 0.0% 5.9%
(Don’t know) 1.5% 3.0% 1.5% 4.0% 1.0% 0.9% 6.0% 6.9% 34.7% 12.0% 1.0%
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Table 6.7:

What Visitors Dislike about the Centres

\ Knightsbridge | Kensington King’s King’s Fulham Fulham | Notting Hill Portobello South Earl’s Westbourne

High Street Road East  Road West  Road East Road West Gate Road Kensington | Court Road Grove
Nothing in particular 58.0% 44.0% 37.4% 35.6% 50.0% 82.1% 25.0% 66.3% 35.6% 50.0% 45.5%
Traffic congestion 8.0% 8.5% 13.1% 6.9% 47.0% 1.8% 13.0% 9.9% 8.9% 14.0% 5.9%
Poor choice of shops and
services 0.0% 7.5% 4.4% 7.9% 1.0% 1.8% 2.0% 0.0% 3.0% 3.0% 3.0%
Lack of parking 1.5% 4.0% 12.1% 3.0% 2.0% 0.9% 2.0% 2.0% 5.0% 3.0% 5.0%
Expensive car parking 2.0% 4.0% 8.7% 1.0% 6.0% 0.0% 8.0% 1.0% 2.0% 1.0% 5.0%
Lack of specialist shops 1.5% 2.5% 2.4% 4.0% 3.0% 0.0% 3.0% 0.0% 0.0% 0.0% 3.0%
Poor quality of shops 0.5% 3.0% 0.5% 1.0% 0.0% 0.9% 2.0% 0.0% 2.0% 1.0% 2.0%
Poor department stores 0.5% 2.5% 0.0% 1.0% 0.0% 0.0% 1.0% 0.0% 2.0% 0.0% 1.0%
Prices too high 8.5% 6.5% 24.3% 19.8% 5.0% 2.7% 17.0% 3.0% 15.8% 5.0% 5.9%
Lack of large shops 0.5% 1.5% 0.0% 2.0% 4.0% 1.8% 2.0% 2.0% 0.0% 3.0% 3.0%
Unsafe / poor security /
dangerous 0.50% 0.0% 0.0% 1.0% 2.0% 0.9% 1.0% 0.0% 0.0% 0.0% 1.0%
Poor facilities (e.g. seating,
bins) 2.0% 1.0% 0.5% 0.0% 0.0% 0.0% 2.0% 0.0% 1.0% 0.0% 2.0%
Litter / dirty streets 4.5% 1.5% 0.5% 2.0% 23.0% 0.9% 7.0% 5.0% 0.0% 6.0% 3.0%
Anti-social behaviour (e.g.
begging, vandals, on-street
drinking) 1.0% 1.5% 1.0% 3.0% 4.0% 0.0% 5.0% 0.0% 0.0% 8.0% 5.9%
General character /
atmosphere 1.5% 1.5% 0.5% 0.0% 0.0% 0.9% 2.0% 0.0% 2.0% 2.0% 1.0%
Unattractive environment 1.5% 1.5% 0.5% 2.0% 0.0% 0.0% 0.0% 0.0% 0.0% 2.0% 2.0%
The Market 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 1.0% 1.0% 0.0% 0.0% 0.0%
Congestion Charge 2.5% 3.5% 15.5% 1.0% 8.0% 0.0% 1.0% 4.0% 0.0% 4.0% 4.0%
Too busy / crowded 11.0% 11.5% 8.3% 3.0% 3.0% 4.5% 24.0% 8.9% 9.9% 7.0% 5.0%
Hard to cross the road 1.0% 1.0% 1.0% 1.0% 0.0% 0.0% 2.0% 0.0% 0.0% 0.0% 0.0%
Other 1.0% 5.5% 2.4% 4.0% 0.0% 0.9% 3.0% 0.0% 0.0% 1.0% 5.9%
Too noisy 0.0% 1.0% 0.0% 4.0% 0.0% 0.0% 1.0% 0.0% 0.0% 0.0% 0.0%
Road works 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 5.9%
Too touristy 2.5% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 1.0% 0.0% 1.0%
(Don’t know) 3.5% 3.0% 5.3% 7.9% 0.0% 1.8% 6.0% 7.9% 25.7% 13.0% 2.0%
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6.18

6.19

6.20

6.21

6.22

6.23

6.24

In Knightsbridge, a high proportion of visitors liked the quality of shops and the
provision of specialist shops, but a relatively high proportion of visitors considered

Knightsbridge to be too busy/crowded.

Visitors to Kensington High Street liked the fact that it was close to home/easy to get
to and the choice of shops and services, but as within Knightsbridge a relatively high

proportion felt it was too busy/crowded.

In King’s Road (East) visitors liked the choice of shops and services and the general
character/atmosphere but considered prices were too high and disliked paying the
congestion charge. Visitors to King’s Road (West) liked the fact that the centre was
close to home/easy to get to and the choice of shops and services, but they

considered prices were too high.

In both Fulham Road (East) and Fulham Road (West) respondents liked the fact that
the centre was close to home/easy to get to. In Fulham Road (East) visitors also
liked the choice of shops and services and the quality of shops. In Fulham Road
(West) visitors liked the market. Traffic congestion was noted by a significant
proportion of visitors as a dislike of shopping in Fulham Road (East) as was litter/dirty
streets. The majority of visitors to Fulham Road (West) indicated that there was

nothing in particular that they disliked about the centre.

Visitors to Notting Hill Gate liked the choice of shops and services and the fact that
the centre was close to home and easy to get to, but felt the centre was too

busy/crowded and that prices were too high.

In Portobello Road a significant proportion of respondents liked the fact that the
centre was close to work, had an attractive environment and liked the market.
Visitors indicated that they disliked the traffic congestion in Portobello Road and felt it
was too busy/crowded, but the majority considered that there was nothing in

particular that they disliked about the centre.

A relatively high proportion of visitors to South Kensington did not state what they
liked about the centre, but of those that did, an attractive environment and the quality
of shops were the main likes of the centre. Visitors to South Kensington disliked the

high prices and thought the centre was too busy/overcrowded.
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6.27

6.28

6.29

Visitors to Earl's Court Road liked the fact that the centre was close to home/easy to
get to and the choice of shops and services but disliked the traffic congestion and anti

social behaviour.

A high proportion of visitors to Westbourne Grove liked the fact that the centre was
close to home/easy to get to and the choice of shops and services. There were no

clear dislikes mentioned by a significant proportion of visitors.

Where Visitors Live

Respondents were shown a map and asked if they live within the study area, as
shown in Appendix A. In total only 42.1% of visitors live within the study area. The
centres attracting the highest proportion of local residents from within the study area
were Westbourne Grove (65%), Kensington High Street (60%) and King’s Road West
(58%). The centres attracting the highest proportion of visitors from beyond the study
area were South Kensington (88%), Knightsbridge (77%), Portobello Road (73%) and
King's Road East (62%).

These results suggest that all centres to varying degrees rely on tourists, commuters
and occasional long distance shoppers. Most centres appear to have a duel role in
serving both local residents and visitors to the Borough.

Key Messages from the On-Street Survey Results

Key findings of the on-street survey are summarised below:

e Over half of visitors within the eleven main centres do not live in or near the

Borough. Some centres rely heavily on tourist visitors for their trade.

¢ Most centres attract visitors for a range of activities. However, in most centres the

main reason for visiting the centre was to shop for non-food goods. In Portobello
Road shopping for food was the main type of shopping (interviews conducted on
all days except Thursday and Sunday), but Portobello Road attracts a high
proportion of tourist visitors who may make impulse purchases. In Earl's Court
Road and King’'s Road (East) a high proportion of respondents’ main reason for
visiting the centre was for work/business purposes.

e The highest average spend on food and groceries was achieved in King’'s Road

(West) with the lowest being in Knightsbridge. In terms of non-food goods, the
highest average spend was achieved in Knightsbridge and lowest in South
Kensington.

¢ Mode of travel varied for each centre, a high proportion of visitors to Knightsbridge,

Notting Hill Gate, Portobello Road and South Kensington travelled by
underground. A significant proportion of respondents walked to Westbourne
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Grove, Earl’'s Court Road, King's Road (West) and Fulham Road (East), which
suggest they are a more localised catchment area.

e The majority of visitors to all eleven centres visited the centre at least 2-3 times a
week. Westbourne Grove and Portobello Road had the highest proportion of
respondents who shop at the centre every day and Knightsbridge had no
respondents who shopped at the centre every day and had the highest proportion
who shop at the centre less than once a month.

e The average length of stay was relatively short in most centres, e.g. a high
proportion of visitors intended to stay for less than 15 minutes in South Kensington
and Earl's Court Road. However, Knightsbridge has a relatively high proportion of
respondents staying for two to three hours.

e A significant proportion of visitors to each centre indicated that they also visited

other centres in Kensington & Chelsea. Overall High Street Kensington and the
West End were the most popular other shopping destinations.
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7.0

7.1

7.2

7.3

7.4

KNIGHTSBRIDGE INTERNATIONAL SHOPPING CENTRE

Introduction

Knightsbridge is designated as an International Shopping Centre in the London Plan
and attracts a high number of visitors from around the UK and the World. The centre
is famous for its exclusive retail offer, particularly Harrods department store, it is also
noted as the home of flagship stores for many British and international fashion
houses including Jimmy Choo, Manalo Blanhik and Chanel. The shopping centre is
surrounded by high level residential development, and a number of exclusive hotels.
Although retail uses dominate the centre, there are a number of exclusive restaurants

in and around the centre which attract visitors into the centre.

Knightsbridge shopping centre crosses borough boundaries; although most of it is
within the Royal Borough of Kensington & Chelsea, a notable element of it is within
the City of Westminster. Whilst the centre serves shoppers from the Borough, it
predominantly fulfils an international role. The majority of the centre is designated as
within a conservation area, with the exceptions of parts of Sloane Street and a small

section of the southern side of Brompton Road.

The centre is focussed along two main roads, Brompton Road and Sloane Street,
with further retail offer located on Beauchamp Place. The main supermarket within
the centre is the Marks & Spencer Simply Food store located on Brompton Road to
the south west of the centre, there is also a Sainsbury’s Local convenience store
located on Brompton Road, with a few other national convenience retailers spread
throughout the centre such as Holland and Barrett. Knightsbridge is bounded by

residential areas to the south, west and east, and by Hyde Park to the north.

Mix of Uses and Occupier Representation

Knightsbridge shopping centre’s key roles include:

e convenience shopping - including newsagents, grocers, a butchers, a bakery, an
off licence, a patisserie, a confectioner, a health food shop and two sandwich
shops. There are two convenience stores; Sainsbury’s Local and Marks &
Spencer Simply Food, and food halls in the Harrods and Harvey Nichols
department stores;

e comparison shopping - a large selection of comparison shops, comprising a high
proportion of exclusive international multiple retailers alongside a range of
national multiple retailers selling predominantly clothing and footwear;
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e services - including a good range of high street national banks, a large number of
cafés/restaurants/takeaways, a small number of travel agents, one laundrette and
a number of hairdressers/beauty parlours; and

e entertainment - including several pubs and bars.

Knightsbridge shopping centre has 341 retail/service units (excluding non-retail Class
A uses) of which 268 are within the Royal Borough of Kensington & Chelsea. Table
7.1 sets out the mix of uses in Knightsbridge shopping centre, compared with the
Goad national average. The centre has a broadly similar mix of uses compared with
the national average. The proportion of comparison retail units is substantially above
the national average while the proportion of convenience retailers is significantly
below the national average. The centre has comparison floorspace totalling 194,800
sq m gross (Source Goad and VOA), of which 85% is provided in the Harrods and
Harvey Nicols department stores. The proportion of A3/A5 units and vacant units in
Knightsbridge are broadly similar to the national averages while the proportions of Al

and A2 service units are slightly below the national averages.

Table 7.1: Knightsbridge Use Class Mix by Unit

Type of Unit Number of Proportion of Total Number of Units (%)
Units Knightsbridge (1) National Average(2)

Comparison Retail 173 (154) 52.3 454

Convenience Retail 17 (9) 5.1 9.1

Al Services 29 (19) 8.8 10.6

A2 Services 27 (21) 8.2 9.6

A3 and A5 49 (36) 14.8 14.3

A4 10 (7) N/A N/A

Vacant 36 (22) 10.9 11.0

Total 341 (268) 100 100.0

Source: Royal Borough of Kensington & Chelsea Council (2007)

(1) Knightsbridge average relates to all centre including part in Westminster — NB average excludes 10
Class A4 uses.

(2) UK average relates to all town centres surveyed by Goad Plans (Nov 07) — NB Goad average
excludes Class A4 use. The number in brackets denoted the number of units within the Borough as
some parts of the centre are in the London Borough of Westminster.

Retailer Representation

Knightsbridge has a good selection of comparison shops (173, of which 154 are
within the Borough) reflecting the centre’s comparison retail role as one the two
international shopping centres within London, as identified in the London Plan. Table

7.2 provides a breakdown of comparison shop uses by goods categories.
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Table 7.2: Knightsbridge Breakdown of Comparison Units

Type of Unit Knightshbridge UK Average*
Knightsbridge % %
Clothing and Footwear 101 58.4 27.4
Furniture, carpets and textiles 7 4.0 8.8
Booksellers, arts, crafts and stationers 1 0.6 9.3
Electrical, gas, music and photography 6 35 10.1
DIY, hardware & homewares 10 5.8 6.3
China, glass, gifts & fancy goods 11 6.4 3.7
Cars, motorcycles & motor access. 0 0.0 2.9
Chemists, drug stores & opticians 11 6.4 8.7
Variety, department & catalogue 2 1.2 2.0
Florists, nurserymen & seedsmen 0 0.0 2.2
Toys, hobby, cycle & sport 1 0.6 5.3
Jewellers 15 8.7 5.1
Other comparison retailers 8 4.6 8.2
Total 173 (154) 100 100.0

Source: Royal Borough of Kensington & Chelsea Council (2007)

* UK average relates to all town centres surveyed by Goad Plans (Nov 2007)

All categories except cars/motorcycles/motor accessories and florists/nurserymen/
seedsmen are represented in the centre, but the breakdown differs significantly from
the national average. Clothing and footwear units account for over half the total
comparison units, over double the UK average. The proportion of jewellers and
china/glass/gifts/fancy goods units is slightly higher, while all other types of good are
represented by a lower proportion, than that of the national average. In particular, the
proportions of booksellers/arts/crafts/stationers, electrical/ gas/music/photography
and toys/hobby/cycle/sport are significantly below the national averages. Major

international comparison retailers present in the centre include:

o Aga Shop; o Harvey Nichols;

o Bang & Olufsen; o Jimmy Choo;

. Burberry; . Louis Viutton;

. Chanel; . Nicole Farhi;

. Christian Dior; ° Prada;

. Dolce Gabbana; ° Swarovski;

o Emporio Armani; o Valentino; and

. Gucci . Yves Saint Laurent.
. Harrods;

Major national comparison retailers present in the centre include:

Accessorize;

Boots;

Body Shop

Office;

Sunglasses Hut;

The Carphone Warehouse; and
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. Clothing retailers including French Connection, H&M, Monsoon, United
Colours of Benetton, Uniglo and Zara.

7.9 Knightsbridge contains two department stores; Harrods on Brompton Road and

Harvey Nichols on the corner of Knightsbridge and Sloane Street.

Service Uses

7.10 Knightsbridge has a good range of service uses, with all categories represented, as
shown in Table 7.3. The centre has a significantly higher proportion of
restaurants/cafes/takeaways compared with the national average, and slightly higher
proportions of estate agents/valuers and travel agents than the national averages.
The proportions of banks/other financial services, hairdressers/beauty parlours and

laundries/dry cleaners are below the national averages.

Table 7.3: Knightsbridge Analysis of Selected Service Uses

Type of Use Knightsbridge UK Average*
Units % %
Restaurants, cafes & takeaways 49 50.5 43.1
Banks/other financial services 11 11.3 154
Estate agents and valuers 12 12.4 11.7
Travel agents 5 5.2 4.9
Hairdressers & beauty parlours 19 19.6 22.0
Laundries and dry cleaners 1 1.0 2.9
Total Total 97 (74) 100 100.0

Source: Royal Borough of Kensington & Chelsea Council (2007)

*UK average relates to all town centres surveyed by Goad Plans (Nov 2007)

N.B. ‘Restaurants, cafés and takeaways’ does not include the 10 pubs in the centre because these are
excluded in the Goad averages.

7.11 A number of high street banks/building societies are represented within Knightsbridge
including; HSBC, Lloyds TSB, Natwest, Halifax and Barclays, while a branch of
Coutts is located close to the centre on Cadogan Place.

7.12 There is a noticeable difference between different parts of the centre in terms of the
retail offer. The northern half of Brompton Road and Sloane Street are heavily
dominated by class Al retail uses, in particular by exclusive international clothing and
footwear retailers. Along the southern half of Brompton Road the mix of A1 and other
A class uses balances out slightly. Along Beauchamp Place the units are slightly
smaller and contain a relatively diverse mix of types of retail, providing high quality
boutique style shops, along with a number of non-retail units such as restaurants and
hairdressers.
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Accessibility and Movement

Car Parking

The on-street survey results indicate that 3% of respondents travelled by car (drivers
and passengers) to Knightsbridge. 49.5% of visitors travelled by tube while 16.0%
walked, 11.0% travelled by taxi and 10.0% got the train, a further 9.5% travelled by
bus/coach. These results highlight the importance of good public transport provision
to the centre. Over 80% of those who travelled by tube used Knightsbridge
underground station while 6% used Sloane Square underground station. Whilst
levels of car usage are substantially below NLP’s observed average from similar
studies, good accessibility to convenient car parks remains important to the vitality

and viability of the centre.

There are four car parks serving the centre, all are run by National Car Parks (NCP).
There is an underground car park at Knightsbridge Green, on the northern side of
Brompton Road (within the City of Westminster) which has 70 spaces and charges a
tariff of £9 for up to 2 hours, £15 for up to 4 hours and £30.80 for up to 8 hours.
There is a multi-storey car park on Pavilion Road, which has 300 spaces; the tariff is
£1.80 per 15 minutes up to a maximum of £44 per day. There is an underground car
park at Cadogan Place which has 344 spaces and charges a tariff of £1.40 per 15
minutes up to a daily maximum of £35.00. There is also an underground car park at
The Park Tower Hotel between Seville Street and William Street which has 70 spaces
and charges a tariff of £8.80 for up to 2 hours, £15.70 for 2 — 4 hours, £19.00 for 4 — 6
hours, £21.00 for 6 — 9 hours, £25.20 for 9 — 12 hours and £30.40 for 12 — 24 hours.

In addition to the car parks there is some on-street parking available to visitors in
Knightsbridge though all controlled via pay and display with a tariff of £3 per hour and

varying restrictions apply.

Knightsbridge is within the Central London Congestion Charge Zone. There is a
requirement for vehicles from outside the congestion zone to pay an £8 daily charge
to drive within this zone, the aim of which is to reduce traffic congestion, improve
journey times and encourage a modal shift in transport choices. Knightsbridge
International Centre’s limited amount of parking should help to support these aims,
and good public transport provision is a key component to ensure low levels of car

parking do not impact on the centres vitality and viability.
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Traffic flows along Brompton Road and Sloane Street were observed to be heavy
during NLP’s visits, one at approximately 9 am, and one at approximately 5 pm. A
large number of taxis, buses and vans were observed within the traffic flows, and
some congestion was noted during NLP’s visits. Traffic flows along Beauchamp

Place were not particularly heavy and traffic was seen to be flowing freely.

Public Transport

In terms of public transport accessibility levels, most of the centre is located in an
area rated as having “very good” accessibility (a score of 5). The area around
Knightsbridge tube station has the highest PTAL score of 6. Public transport
accessibility to Knightsbridge shopping centre is excellent. Knightsbridge
underground station (Piccadilly Line) is located at the north eastern end of the centre
near the junction of Brompton Road and Sloane Street, and as such is fairly central to
the shopping centre. South Kensington underground station (Piccadilly, Circle and
District Lines) is located approximately 300-400 metres from the centre. The stations
provide regular direct links to the rest of Central and Greater London and a number of

suburban and national rail stations.

Many bus routes have stops in Knightsbridge shopping centre. There are fifteen bus
stops in total in the centre, located along Knightsbridge, Brompton Road and Sloane
Street. The five bus stops located along Knightsbridge are in The City of
Westminster, while this is not part of the shopping centre, it is within close proximity to
it, and cannot be discounted in terms of public access. There are at least eleven bus
routes providing access to and from Knightsbridge from surrounding areas in the
Borough and beyond. The bus routes connect Knightsbridge with many destinations
throughout London including Aldwych, Angel, Battersea Park, Chelsea, Clapham
Common, Earl’'s Court, Euston, Finsbury Park, Fulham, Green Park, Hammersmith,
Highbury, Kensington, King’s Cross, Ladbroke Grove, Marble Arch, Notting Hill Gate,
Oxford Circus, Piccadilly Circus, Putney, Shepherd’'s Bush, Trafalgar Square and
Victoria. One of the bus routes through the centre run 24 hours with an additional
eight night bus routes providing links to Battersea, Chelsea, Crystal Palace, Fulham,

Hounslow, Ladbroke Grove, Putney, Soho, Streatham throughout the night.

Pedestrian Access and Movement

The main shopping areas within Knightsbridge are Brompton Road, Sloane Street

and Beauchamp Place. There are no pedestrianised areas within the centre and

LON2008/R11416 56



7.21

7.22

7.23

heavy traffic flows and fast moving vehicles act as major barriers to pedestrian
movement. Brompton Road and Sloane Street, where the majority of shopping
frontages are, have wide and even paving throughout, which is generally uncluttered.
Paving along Beauchamp Place is also of a high quality, it is fairly narrow, but this is
counteracted by lower pedestrian flows. There are a reasonable number of
pedestrian crossings operated by traffic lights along Brompton Road, while there are
two zebra crossings along Sloane Street and crossings at traffic lights at the northern
end. There is one pedestrian crossing at the northern end of Beauchamp Place. The
high number of pedestrians using the centre further impede pedestrian movement

throughout the centre.

Pedestrian flows tend to be heaviest along the northern half of Brompton Road and
the northern end of Sloane Street, particularly around Harrods and Harvey Nichols.
However, high pedestrian flows were observed throughout most of the centre, with
the entrances to Knightsbridge underground station also having high numbers of
pedestrians. Pedestrian flows are significantly lower along Beauchamp Place and the
southern half of Brompton Road where the type of retail is more diversified and there

is a higher proportion of non-Al uses.

Overall Knightsbridge shopping centre has a relatively good layout, but lacks a focal
point. Its compact size ensures that the centre is accessible to visitors and

encourages them to walk to the periphery.

Environmental Quality

Overall, the quality of buildings within Knightsbridge shopping centre is very good.
The historic buildings are an attractive feature of the centre and enhance the centres
environmental quality. The Harrods building is a landmark building within London and
its grand Edwardian frontage dominates the rest of Brompton Road. The Victorian
Harvey Nichols store is also an impressive building which competes with Harrods for
pride of place in this exclusive centre. This high quality of architecture continues
throughout the centre, although there is quite a mix of ages and styles. Along Sloane
Street for example, there is an impressive nine storey art deco building housing
retailers including Prada on the ground floor and apartments above. Sloane Street is
also home to further imposing four and five storey period buildings with retail on the
ground floor and residential units above. The attractive historic built form along
Sloane Street is countered somewhat by the thirteen storey 1960s style concrete

Millennium Hotel building. To the south of Harrods along Brompton Road the
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buildings are attractive five storey period buildings, with some modern buildings
interspersed such as those housing Reiss and Mulberry. The buildings along
Beauchamp Place are again attractive historic buildings, however, on a smaller scale
than those along Brompton Road and Sloane Street. The buildings along
Beauchamp Place are Victorian terrace buildings with retail units on the ground floor
and two to three storeys of residential above. Generally the facades including upper
parts are very well maintained and the shopfronts do not detract from the quality of
the built environment. In addition, there is evidence of shopkeepers maintaining the

pavement area in front of their shop throughout the centre.

There was no evidence of graffiti or vandalism within the centre. Overall during the
daytime the centre felt safe and there was no evidence of anti-social behaviour or
begging. The area does not have any areas of green space, however, there are
some benches along Brompton Road opposite Beauchamp Place and the centre is

adjacent to Hyde Park.

Throughout the centre the paving is generally of good quality, with block paving
throughout the centre which is even, well maintained and very clean with evidence of
regular sweeping by council employees. The public realm was generally clean and
free from litter or detritus, with good provision of bins throughout the centre, ensuring
the upkeep of the environmental quality of the centre, however, there was a relatively
high level of chewing gum on pavements. There is a good provision of street lighting
throughout the centre, which is generally of a good quality, it is of a fairly standard
design along Brompton Road and Sloane Street, and is more attractive along
Beauchamp Place, in keeping with the character of the street. CCTV is evident within
the core of the centre, and many of the shops have their own security staff, further
enhancing the feeling of safety within the centre. The street furniture throughout the
centre (i.e. litter bins, seating, bicycle racks) is of a good, attractive quality, and is co-
ordinated in terms of style, colour and materials. Knightsbridge shopping centre has

a very good physical fabric with a number of historic and characteristic buildings.

The Conservation Area designation upon the centre requires special attention be paid
to the desirability of preserving or enhancing the character or appearance of the
conservation area. Any proposed new development or alterations to buildings in the
conservation area will therefore be subject to restrictive Unitary Development Plan

policies.
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7.27 The overall environmental quality within Knightsbridge International Shopping Centre
is generally very good. Knightsbridge is an attractive centre with some exceptional
architecture which remains in commercial use. The centre has a unique and rather
exclusive range of retail and services. Although the traffic flow can be high in parts of
the centre, there are an adequate number of pedestrian crossings, and there are

measures in place to ensure a pedestrian friendly fabric to the centre.

Attractive period building anavy traffic along
Brompton Road

Retail units along Beauchamp Place

Summary of Knightsbridge’s Strengths and Weaknesses

Strengths

¢ Knightsbridge International Shopping Centre has a good selection of high quality,
internationally renowned shops, and as such acts as a major tourist destination
for the Capital.

o Knightsbridge has a high proportion of comparison retailers when compared with
the national average and a reasonable number of high quality international and
national multiple retailers.
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e The centre provides a reasonable range of evening uses including provision of
high quality restaurants, cafes and takeaways, as well as a good range of bars
and pubs.

e The architectural quality of buildings is very good. There are a number of iconic
historic buildings which are a special feature of the centre and enhance the
attraction of the centre.

e The centre has good quality pavements, which provide a pleasant shopping
environment for customers. All areas within the centre are very well maintained
and clean.

e Knightsbridge has excellent public transport links with both the underground
station and buses providing convenient means of getting to and from the centre.

Weaknesses

e The centre has a significantly lower than average provision of convenience
stores, and specifically lacks a large supermarket, although there is a Marks &
Spencer Simply Food, a Sainsbury’s Local and food halls within Harrods and
Harvey Nichols department stores. Convenience provision in the centre is
suitable for top-up shopping and does not provide facilities for main food
shopping.

e The heavy traffic through the centre detracts from the environment and acts as a
barrier to free pedestrian movement.

e The retail mix is heavily skewed toward clothing and footwear units, with an
under-representation of most other types of goods with the exception of china/
glass/gifts/fancy goods and jewellers.

e There is a general lack of community services within the centre.

e There is an exclusive feel to the centre which may deter some shoppers.
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KING’S ROAD (EAST) MAJOR SHOPPING CENTRE

Introduction

King's Road (East) has a long history dating back to the late 1600s when it was used
by King Charles Il to travel to Kew. The road gained public access in the 1830s and
has been a centre of prominence ever since. It was a focal point for counterculture
during the punk and hippie eras and is now one of the most fashionable shopping

streets in London.

The centre serves shoppers from the Royal Borough and beyond, and its superior
comparison offer ensures it fulfils its role as a major shopping centre. King's Road
(East) fulfils a principal role within the Kensington & Chelsea UDP which states that
principal shopping centres offer both comparison and day-to-day convenience
shopping. The Kensington & Chelsea UDP identifies the majority of King's Road

(East) shopping centre as within a conservation area.

The shopping centre is a long linear centre stretching along King’s Road from the
junction with Oakley Street at the south western end of the centre up to, and
including, Sloane Square at the north eastern end of the centre. The centre also
includes parts of the roads surrounding Sloane Square, in particular, Sloane Street to
the north of the square. The main supermarket within the centre is a Waitrose store
located on King’'s Road towards the south eastern end of the centre, with a significant
food hall in the Marks & Spencer store also on King’s Road slightly further north than
Waitrose. King's Road (East) shopping centre is bounded by residential areas on all

sides.

Mix of Uses and Occupier Representation

King’'s Road (East) major shopping centre’s key roles include:

e convenience shopping - including a bakery, a grocer, an off licence, a
confectioner, a health food shop and two sandwich shops. There is also the
Waitrose supermarket and a food hall in the Marks & Spencer store;

e comparison shopping - a good range of national multiple retailers alongside a
good selection of exclusive international retailers selling a reasonable range of
high and lower order comparison goods;

e services — including a good range of cafés, restaurants, takeaways, and a
reasonable range of high street national banks/building societies and
hairdressers/beauty parlours; and
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¢ entertainment — including three pubs/bars, a cinema, a nightclub and a theatre.

King’s Road (East) Major Shopping Centre has 235 retail/service units (excluding
non-retail Class A uses). Table 8.1 sets out the mix of uses in King’'s Road (East)
shopping centre, compared with the Goad national average. The centre has a very
different mix of uses compared with the national average. The proportion of
comparison retail units is substantially higher than the national average at nearly
three-quarters of the total number of retail/service units within the centre. Conversely,
the proportion of convenience units is approximately a third of the national average
proportion. The centre along with King’s Road (West) has comparison floorspace
totalling 70,300 sq m gross (source: Goad and VOA), of which 36% is provided in the
Peter Jones department store.  The proportion of vacant units is significantly below
the national average, with the proportion of A1 and A2 service units and A3/A5 units
also below the national average. The vacant units are well dispersed throughout the

centre.

Table 8.1: King’s Road (East) Use Class Mix by Unit

Type of Unit Number of Proportion of Total Number of Units (%)
Units King’'s Road East National Average*

Comparison Retail 183 72.3 454

Convenience Retail 8 3.2 9.1

Al Services 13 51 10.6

A2 Services 10 4.0 9.6

A3 and A5 25 9.9 14.3

A4 3 N/A N/A

Vacant 14 5.5 11.0

Total 256 100.0 100.0

Sources: Royal Borough of Kensington & Chelsea Council (2007)

NLP site visit (February 2008)

* UK average relates to all town centres surveyed by Goad Plans (Nov 07) - NB Goad average excludes
Class A4 uses.

Retailer Representation

King’'s Road (East) shopping centre has a good selection of comparison shops (166)
reflecting the centre’s role as one the two major shopping centres within the Borough,
as identified in the London Plan. Table 8.2 provides a breakdown of comparison

shop uses by goods categories.
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Table 8.2:

King’'s Road (East) Breakdown of Comparison Units

. King’'s Road (East) Major *
Type of Unit Shopping Centre UK Average
King’s Road % %
East
Clothing and Footwear 97 53.0 27.4
Furniture, carpets and textiles 3 1.6 8.8
Booksellers, arts, crafts and stationers 6 3.3 9.3
Electrical, gas, music and photography 9 4.9 10.1
DlY, hardware & homewares 8 4.4 6.3
China, glass, gifts & fancy goods 4 2.2 3.7
Cars, motorcycles & motor access. 0 0.0 2.9
Chemists, drug stores & opticians 20 10.9 8.7
Variety, department & catalogue 2 1.1 2.0
Florists, nurserymen & seedsmen 1 0.5 2.2
Toys, hobby, cycle & sport 4 2.2 5.3
Jewellers 13 7.1 51
Other comparison retailers 16 8.7 8.2
Total 183 100.0 100.0

Sources: Royal Borough of Kensington & Chelsea Council (2007)

NLP site visit (February 2008)

* UK average relates to all town centres surveyed by Goad Plans (Nov 2007)

All categories except cars/motorcycles/motor accessories are represented in the
centre, however, the overall the breakdown differs from the national average. The
proportion of clothing/footwear retail units is significantly higher than the national
average and the proportions of jewellers and chemists/drug stores/opticians are
slightly above the national averages. The proportions of all other types of retail units
are below the national averages, and those which are significantly lower than the
national average include furniture/carpets/textiles, booksellers/arts/crafts/stationers
and electrical/gas/music/photography.

retailers present in the centre include:

Cartier;
Diesel;

East;
Hackett;
Hobbs;
Hugo Boss;
Jack Wills;
Karen Millen;

Major international

Kurt Geiger;

Mont Blanc;

Peter Jones;

Radley;

Reiss;

Space.NK;

Ted Baker; and

The White Company.

Major national multiple comparison retailers present in the centre include:

Boots;

Dolland & Aitcheson;
Ernest Jones;
Habitat;

Jones;
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Marks & Spencer;

Russell and Bromley;

The Carphone Warehouse;

The Early Learning Centre;

Virgin Megastore;

Waterstones; and

Clothing retailers including Fat Face, French Connection, Jigsaw, Monsoon,
Oasis, Principles, Warehouse and Whistles.

8.9 King’s Road (East) shopping centre contains two department/variety stores; Marks &
Spencer and Peter Jones, both on King’s Road; Peter Jones at the north eastern end
and Marks & Spencer towards the south western end.

Service Uses

8.10 King's Road (East) shopping centre has a reasonable range of service uses, with
most categories represented, with the exception of Laundries/dry cleaners, as shown
in Table 8.3. The centre has a relatively low proportion of estate agents/valuers,
travel agents and hairdressers/beauty parlours compared with the national averages.
The proportion of restaurants/cafes/takeaways is significantly higher than the national
average, while the proportion of banks/financial services is slightly higher than the
national average.

Table 8.3: King’s Road (East) Analysis of Selected Service Uses
King’s Road (East) Major .
Type of Use Shopping Centre UK Average
Units % %
Restaurants, cafes & takeaways 25 58.1 43.1
Banks/other financial services 7 16.3 154
Estate agents and valuers 2 4.7 11.7
Travel agents 1 2.3 4.9
Hairdressers & beauty parlours 8 18.6 22.0
Laundries and dry cleaners 0 0.0 2.9
Total Total 43 100 100.0
Sources: Royal Borough of Kensington & Chelsea Council (2007)
NLP site visit (February 2008)
*UK average relates to all town centres surveyed by Goad Plans (Nov 2007)
N.B. ‘Restaurants, cafés and takeaways’ does not include the 22 pubs in the centre because these are
excluded in the Goad averages.
8.11 Four high street banks/building societies are represented within King’'s Road (East)

shopping centre, namely HSBC, Natwest, Barclays and Lloyds TSB. In addition to
Class A service uses in King's Road (East) shopping centre there is one place of

worship; Chelsea Methodist Church. The centre also contains some non Class A
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entertainment uses including a The Royal Court Theatre, Chelsea Cinema, Mamilaniji
nightclub and 151 Club.

The convenience retail units are spread quite evenly throughout the centre, although
Waitrose and Marks & Spencer are fairly close together, as are the retail service
units. The centre has a high number of comparison units predominantly found in the
shopping core along King’s Road, with concentrations also found on Duke of York

Square (off King’s Road) and Sloane Street.

Duke of York Square

The Duke of York Square off King’'s Road has recently been redeveloped and
includes a retail quarter and public square, and has opened up a previously
inaccessible place to the public. The development has attracted a number of high
profile international retailers such as Pied A Terre, Coccinelle, Ted Baker and Space
NK. The public space provided enhances the centre considerably as it provides an
attractive contemporary open space with public seating, public art and planting. As
well as shops, the square provides a number of cafes, some with outdoor seating and

a hair salon.

Accessibility and Movement

Car Parking

The on-street survey results indicate that 3.9% of respondents travelled by car
(drivers and passengers) to King's Road (East). 35.9% of visitors travelled by tube
while 24.3% walked, 19.4% travelled by bus/coach and 6.8% got the train, a further
5.8% travelled by taxi. These results highlight the importance of good public transport
provision and high quality walking routes to the centre. Over 80% of those who
travelled by tube used Sloane Square underground station while 3.4% used
Knightsbridge and 3.4% used South Kensington underground stations. Whilst levels
of car usage are substantially below NLP’s observed average from similar studies,
good accessibility to convenient car parks remains important to the vitality and

viability of the town centre.

There are three car parks that serve the centre; Whitelands House Car Park off King's
Road near the Saatchi Gallery, Cadogan Place Car Park, which is off King’'s Road at
the north eastern end of the centre and Chelsea Cloisters Car Park which is slightly

out of the centre on Sloane Avenue. The car parks are all privately operated and
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together provide 684 spaces. The tariffs vary from approximately £4 per hour in the
Chelsea Cloister car park, to around £5 per hour in the Whitelands House car park, to
£1.40 per 15 minutes up to a maximum of £35 per day in the Cadogan Place car

park.

King's Road (East) is within the central London Congestion Charge Zone. There is a
requirement for vehicles from outside the congestion zone to pay an £8 daily charge
to drive within this zone, the aim of which is to reduce traffic congestion, improve
journey times and encourage a modal shift in transport choices. King’s Road (East)
major centre’s limited amount of parking should help to support these aims, and good
public transport provision is a key component to ensure low levels of car parking do

not impact on the centres vitality and viability.

Traffic flows through the centre were noted to be heavy during the NLP site visit;

however, there did not appear to be any congestion.

Public Transport

In terms of public transport accessibility levels, most of the centre is located in an
area rated as having “very good” accessibility (a score of 5). The area around Sloane
Square tube station has the highest PTAL score of 6. Public transport accessibility to
King’s Road (East) shopping centre is good. Sloane Square underground station is
located at the northern end of the centre on the south eastern corner of Sloane
Square, which is slightly removed from the main retail offer along King's Road (East).
The station is on the Circle and District lines and provides regular direct links to the
rest of Central and Greater London and a number of suburban and national rail

stations via the tube network.

Many bus routes have stops in King’'s Road (East) shopping centre. Several bus
stops are located along King's Road, Symons Street, Sloane Street, Sloane Square
and Lower Sloane Street. There are at least nine bus routes providing access to and
from King's Road (East) from surrounding areas in the Borough and beyond. The bus
routes connect King’'s Road (East) with many destinations throughout London
including Aldwych, Barnes, Charing Cross, Clapham, Earl's Court, Finsbury Park,
Fulham, Green Park, Hammersmith, Islington, Knightsbridge, Ladbroke Grove,
Marble Arch, Piccadilly, Putney, Richmond, South Kensington, Streatham, Tooting
Bec, Victoria, Waterloo and Westminster. Four of the bus routes through the centre

provide night bus routes giving links to links to Acton, The City, Clapham, Crystal
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Palace, Hammersmith, Holborn, Islington, Putney, Richmond, Wembley and the West
End.

Pedestrian Access and Movement

The main shopping areas within King’s Road (East) are King’'s Road, Sloane Street
and the southern side of Sloane Square. Apart from Duke of York’'s Square there are
limited pedestrianised areas within the centre and heavy traffic flows act as major
barriers to pedestrian movement, although there are several pedestrian crossings
throughout the centre which are spaced fairly evenly. The paving is of good quality
and is clean, wide and even throughout the centre. The centre is a long linear centre
(approximately 1.25 km in length), and as such does not provide a natural circuit for

pedestrians, nor does it's length encourage pedestrian’s to visit all parts of the centre.

Pedestrian flows were fairly heavy along the whole of King’s Road, but particularly
busy areas were noted around the entrance to Marks & Spencer and around the
Duke of York Square shopping area. Pedestrian flows are significantly lower at the

south western end of King’s Road.

Overall King’'s Road (East) shopping centre has a reasonably good layout, with some
aspects which facilitate pedestrian movement, particularly around Duke of York

Square, and others which impede pedestrian movement, such as its length.

Environmental Quality

The quality of buildings within King’s Road (East) major shopping centre is good. The
centre contains mainly historic buildings, although there is a mix of different styles
and ages with attractive period buildings dominating either end of the centre, and
more modern buildings providing some infill in the middle of the centre. The
Antiquarius Building at the south western end of the centre is a distinctive imposing
building and is an important part of the centre’s character. The Peter Jones building,
on the corner of King’'s Road and Sloane Square, is another important landmark
within King’s Road (East) and features an impressive 6-storey glass wall. There are a
number of modern buildings some of which are more attractive than others, although
all appear well maintained. Generally in the centre the facades including upper floors
are well maintained and the shop fronts do not detract from the quality of the built
environment. The buildings along Sloane Street and around Sloane Square are

largely grand period buildings, although there are also some more modern buildings,
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such as the building housing Smythson and Paul & Joe on Sloane Street, and

Liscarten House.

There was no evidence of graffiti or vandalism within the centre. Overall during the
daytime the centre felt safe and there was no evidence of anti-social behaviour or
begging. The area does not have any areas of green space, but there are three
public spaces with areas of seating with public art, bins, lighting and planting. A
public space by Dovecote Street provides attractive seating, bins and planting fronting
on to King's Road at the south western end of the centre, Duke of York Square
provides a contemporary public space with well designed seating, lighting, bins and
public art, while Sloane Square provides a public space at the north eastern end of

the centre with public art and a water feature as well as some trees and seating.

Throughout the centre the paving is generally of good quality, with attractive block
paving throughout the centre which is even and well maintained. The level of
chewing gum on the paving is relatively low and the public realm was generally clean
and free from litter or detritus, with good provision of bins throughout the centre,
ensuring the upkeep of the environmental quality of the centre. There is a good
provision of street lighting throughout the centre, which is generally of a good quality.
CCTV is evident within core of the centre. The street furniture throughout the centre
(i.e. litter bins, bollards, railings) is of a good, attractive quality, and is co-ordinated in
terms of style, colour and materials. King's Road (East) shopping centre generally

has a very good physical fabric with a number of historic and characteristic buildings.

The Conservation Area designation upon the centre requires special attention be paid
to the desirability of preserving or enhancing the character or appearance of the
conservation area. Any proposed new development or alterations to buildings in the
conservation area will therefore be subject to restrictive Unitary Development Plan

policies.

The overall environmental quality within King's Road (East) shopping centre is
generally very good. King’'s Road (East) is an attractive centre with some high quality
architecture which remains in commercial use. The centre has a good range of
comparison retail, however, is somewhat lacking in its provision of convenience retalil
and services. Although the traffic flow can be high throughout the centre, no
congestion was observed and there are an adequate number of pedestrian crossings

in place.
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The impressive fagade of the Peter Jones Department  Public Art in Sloane Square.
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Summary of King’s Road East’s Strengths and Weaknesses

Strengths

King’s Road (East) shopping centre has a good selection of comparison shops,
with a good proportion of high quality international multiple retailers, alongside a
range of national multiple retailers including Marks & Spencer and Peter Jones
stores. The centre has a much higher proportion of comparison retail uses
compared with the national average.

The centre provides a reasonably good range of evening uses including limited,
but exclusive, provision of restaurants, cafes and takeaways alongside a few
pubs/bars, a cinema and a theatre.

The vacancy rate is half that of the national average which suggests demand for
premises is strong.

The architectural quality of buildings is generally very good. The historic
buildings are an attractive feature and there are several iconic buildings within the
centre.
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e The centre has good quality pavements, which provide a pleasant shopping
environment for customers. Most areas within the centre are well maintained and
clean. The provision of street furniture throughout the centre is good.

¢ King's Road (East) has good public transport links with both the train station and
buses providing convenient means of getting to and from the centre.

e The centre contains three attractive public spaces, two with high quality public
art, and all with attractive seating, bins, lighting and planting.

Weaknesses

e The centre has a very low proportion of convenience retailers compared with the
national average and has only one supermarket (Waitrose) along with a food hall
in Marks and Spencer.

e The comparison retail offer at King’s Road (East) is heavily skewed towards
clothing and footwear retailers leading to an under provision of cars/motorcycles/
motor accessories, furniture/carpets/textiles, booksellers/arts/crafts/stationers,
electrical/ gas/music/photography and toys/hobby/cycle/sport.

¢ The heavy traffic through the centre detracts from the environment and acts as a
barrier to free pedestrian movement.

e There is limited car parking provision within the centre, however, this is countered
by the good public transport links.

e There is a low proportion of services when compared to the national averages, in

particular there is a general lack of travel agents and there are no laundries/dry
cleaners.
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KENSINGTON HIGH STREET MAJOR SHOPPING CENTRE

Introduction

Kensington High Street is designated as a Principal Shopping Centre in the adopted
UDP, however, the Core Strategy Issues and Option identifies the centre as a Major
Centre in line with the London Plan. Kensington High Street is within the middle of
the Borough to the north of Earl's Court Road District Centre and to the south of
Notting Hill Gate District Centre. To the north east of the centre is Kensington

Gardens and Hyde Park.

The centre is predominantly linear in form running for approximately 900 metres along
Kensington High Street. The retail frontage also runs along Kensington Church
Street. Kensington High Street is all within a conservation area apart from the
underground station and adjacent building. The underground station was first built in
1868, but was demolished in 1906 and rebuilt to include a shopping arcade. Until the
early 1970s there were three department stores on Kensington High Street, Derry &

Toms, Pontings and Barkers.

Mix of Uses and Occupier Representation

Kensington High Street’s key roles include:

e convenience shopping - including newsagents, grocers, off licences,
delicatessens, health food shops, sandwich shops and two confectionaries.
There are a number of supermarkets including a Tesco Metro, Waitrose and a
food hall in the Marks & Spencer store. There is also a Whole Foods Market store
in the former House of Fraser Barkers building;

e comparison shopping - a good proportion of multiple retailing shops selling a
range of high and lower order comparison goods including a Marks & Spencer
store.

e services — including a good range of high street national banks/building societies,
cafés, restaurants, takeaways, travel agents, dry cleaners, and
hairdressers/beauty parlours;

e entertainment — including a good selection of restaurants, several pubs/bars and
a nightclub, plus a cinema to the west of the centre; and

¢ community facilities — including several places of worship, a school and a police
station.

Kensington High Street has 329 retail/service units (excluding non-retail Class A

uses). Table 9.1 sets out the mix of uses on Kensington High Street, compared with
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the Goad national average. The centre has a higher proportion of comparison retail
units compared to the national average but a slightly lower proportion of convenience
retail units. The proportion of vacant units is significantly below the national average,
with the proportion of comparison retail units also below the national average. The
centre has comparison floorspace totalling 57,400 sq m gross (source: Goad and
VOA. The centre has a slightly higher proportion of A3/A5 units and Al service units

compared to the national average but a slightly lower proportion of A2 service units.

Table 9.1: Kensington High Street Use Class Mix by Unit

Type of Unit Number of Proportion of Total Number of Units (%)
Units Kensington High St | National Average*

Comparison Retail 163 50.6 454

Convenience Retail 18 5.6 9.1

Al Services 41 12.7 10.6

A2 Services 24 7.5 9.6

A3 and A5 54 16.8 14.3

A4 7 n/a N/A

Vacant 22 6.8 11.0

Total 329 100.0 100.0

Source: Royal Borough of Kensington & Chelsea (2007)
* UK average relates to all town centres surveyed by Goad Plans (Nov 07)

Retailer Representation

Kensington High Street has a good selection of comparison shops (163) reflecting the
centre’s comparison retail role as a Major Centre within the Borough. Table 9.2

provides a breakdown of comparison shop uses by goods categories.

Table 9.2: Kensington High Street Breakdown of Comparison Units

Type of Unit Kensmgtocne:|t|rgeh St Major UK Average*
Kensington

High St % %
Clothing and Footwear 65 39.9 27.4
Furniture, carpets and textiles 2 1.2 8.8
Booksellers, arts, crafts and stationers 6 3.7 9.3
Electrical, gas, music and photography 16 9.8 10.1
DlY, hardware & homewares 8 4.9 6.3
China, glass, gifts & fancy goods 27 16.6 3.7
Cars, motorcycles & motor access. 0 0.0 2.9
Chemists, drug stores & opticians 19 11.7 8.7
Variety, department & catalogue 1 0.6 2.0
Florists, nurserymen & seedsmen 1 0.6 2.2
Toys, hobby, cycle & sport 2 1.2 5.3
Jewellers 5 3.1 51
Other comparison retailers 11 6.7 8.2
Total 163 100.0 100.0

Source: Royal Borough of Kensington & Chelsea (2007)
* UK average relates to all town centres surveyed by Goad Plans (Nov 2007)
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9.6 All categories except cars/motorcycles/motor accessories are represented in the
centre. There is a higher proportion of clothing and footwear retailers when
compared with the national average, but there are only two furniture/carpet/textile

retailers. Major national multiple comparison retailers present in the centre include:

Marks & Spencer;

Waterstones;

WH Smiths;

Boots;

Early Learning Centre;

Superdrug;

Argos;

Robert Dyas; and

Clothing retailers including H&M, Gap, French Connection, Urban Ouitfitters,
Zara, Warehouse, Oasis, Karen Millen, Top Shop, American Apparel, All
Saints, Monsoon and Jigsaw.

Service Uses

9.7 Kensington High Street has a good range of service uses, with all categories
represented, as shown in Table 9.3. The centre has a relatively low proportion of
banks/other financial services and estate agents and valuers compared with the
national average. The proportion of restaurants/cafes/takeaways is slightly higher

than the national average as is the proportion of hairdressers and beauty parlours.

Table 9.3: Kensington High Street Analysis of Selected Service Uses

Type of Use Kensington High St Major Centre UK Average*
Units % %
Restaurants, cafes & takeaways 54 47.0 43.1
Banks/other financial services 10 8.7 154
Estate agents and valuers 11 9.6 11.7
Travel agents 5 4.3 49
Hairdressers & beauty parlours 29 25.2 22.0
Laundries and dry cleaners 6 5.2 2.9
Total Total 115 100.0 100.0

Source: Royal Borough of Kensington & Chelsea (2007)

*UK average relates to all town centres surveyed by Goad Plans (Nov 2007)

N.B. ‘Restaurants, cafés and takeaways’ does not include the 7 pubs in the centre because these are
excluded in the Goad averages.
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Most high street banks/building societies are represented on Kensington High Street

including:

HSBC,;

Natwest;

Royal Bank of Scotland;
Lloyds TSB

Halifax;

Abbey;

Barclays;

Bradford & Bingley; and
Nationwide.

In addition to Class A service uses Kensington High Street has several other non-
retail uses including two places of worship, a school and a police station (outside the
designated centre). The centre also contains a number of non Class A entertainment

uses including a nightclub. There is also an Odeon cinema to the west of the centre.

The majority of the vacant units are located along Kensington Church Street, with
other vacancies spread throughout the centre. Kensington Church Street is to the
east of the centre and is not part of the natural shopping circuit, therefore shops suffer

from less footfall.

The convenience retail units are spread quite evenly throughout the centre as are the
retail service units. The Waitrose is to the far west of the centre, Tesco Metro is in
the centre and the Marks & Spencer food hall and Whole Foods Market towards the

east of the centre.

Accessibility and Movement

Car Parking

Kensington High Street is within the Central London Congestion Charge area and
there is a requirement for vehicles from outside the congestion zone to pay an £8
daily charge to drive within this zone. The household survey indicated that within the
Kensington Central zone only 17% of respondents travelled by car (drivers and
passengers) to do their main food shopping and only 16% travelled by car to their
main non-food shopping destination. The On-street survey in Kensington High Street
indicated that 10% travelled by car to visit the centre and of those nearly half paid the
congestion charge. The majority of visitors walked to Kensington High Street (32.5%)

followed by travelling by bus/coach (27.5%) Lack of parking was only indicated as a
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dislike about shopping in Kensington High Street by 4% of respondents and only 4%
also indicated that the cost of parking was a dislike. Therefore, due to the good public
transport provision, good accessibility to convenient car parks is not of significant

importance to the vitality and viability of the centre.

There is one local authority car park near Kensington High Street, situated under
Kensington Town Hall. The car park has 450 parking spaces and tariffs range from

£3 for up to one hour up to £30 for eight to ten hours.

There is also a private car park run by NCP on Young Street which has 250 parking
spaces and charges range from £7.50 for two hours up to £32 for 12 to 24 hours. In
addition to these car parks there are some on-street parking spaces available to

visitors at £3 per hour.

Public Transport

In terms of public transport accessibility levels, most of the centre is located in an
area rated as having “excellent” accessibility (a score of 6). The peripheral area to
the west still a PTAL score of 5. Public transport accessibility to Kensington High
Street is excellent. Kensington High Street underground station is located within the
primary retail area and is accessed via a shopping arcade. The underground station
is on both the Circle and District lines. A significant number of bus routes pass
through the centre, linking the centre with most parts of the Borough as well as

Central and West London.

Pedestrian Access and Movement

There are high levels of pedestrian movement within the centre, particularly outside
the underground station and Marks & Spencer. Pedestrian movement is much lighter
to the west of the centre. Although there are relatively wide pavements, the high
volumes of shoppers can hinder pedestrian movement in the centre. Pedestrian
movement is also hindered by the heavy traffic flows along Kensington High Street,
however, recent traffic calming measures have assisted in allowing easier pedestrian
movement around the centre. There are several pedestrian crossings within the
centre and a traffic island along part of Kensington High Street assists in allowing

ease of movement for pedestrians.

Along Kensington Church Street, the pavements are narrower, but pedestrian flows

are significantly lighter allowing pedestrians to move around with ease. To the west
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of Kensington High Street pedestrian flows are lighter as there are less national

multiple retailers and an increase in service uses.

Environmental Quality

The quality of buildings along Kensington High Street is excellent. The historic
buildings are an attractive feature of the centre and enhance the attraction of the
centre. The Barkers building is a landmark building at the eastern end of Kensington
High Street with its art deco facades. There are several listed buildings along
Kensington High Street and most of the buildings are well maintained. The shops,
particularly to the east have well maintained fascias. Refurbishment work was
completed in the late 1990s. There are residential properties and offices above most

of the shops.

There was no evidence of graffiti or vandalism within the centre. During the daytime
the centre felt safe and there was no evidence of anti-social behaviour or begging.
Several community policemen were patrolling the centre at the time of the site visit
which added to the sense of safety within the centre. The area does not have any
areas of green space or planting, however, it is very close to Holland Park and Hyde
Park. There is limited seating within the centre, but there is good bin and cycle stand

provision.

Throughout the centre the paving is generally of good quality, with well maintained
block paving throughout the centre. The level of chewing gum on the paving is quite
good and the public realm was generally clean and free from litter or detritus. There
is a good provision of street lighting throughout the centre, which is generally of a
good quality, attractive and in keeping with the character of the centre. CCTV is
evident within core of the centre. The street furniture throughout the centre (i.e. litter
bins, seating, bicycle racks) is of a good, attractive quality, and is co-ordinated in
terms of style, colour and materials. Kensington High Street has a very good physical

fabric with a number of historic buildings.

The Conservation Area designation upon the centre requires special attention be paid
to the desirability of preserving or enhancing the character or appearance of the
conservation area. Any proposed new development or alterations to buildings in the
conservation area will therefore be subject to restrictive Unitary Development Plan

policies.
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9.22 The overall environmental quality within Kensington High Street is generally very
good. The centre has a good range of retail and services. Although the traffic flow
can be high, there are an adequate number of pedestrian crossings, and there are

measures in place to ensure pedestrian friendly fabric to the centre.

L el = = e
High traffic volumes along Kensington High Street Wide pavements along Kensington High Street

Summary of Kensington High Street’s Strengths and Weaknesses

Strengths

¢ Kensington High Street has a good selection of shops, with a reasonable range
of high quality multiple retailers including Marks & Spencer, Gap and H&M. The
centre has a slightly higher proportion of comparison retail uses compared with
the national average with a much higher proportion of clothing and footwear
retailers.

o The centre has three supermarkets (Waitrose, Tesco Metro and Whole Foods)
along with a food hall in Marks and Spencer spread throughout the centre.

e There is a good provision of banks and building societies in the centre with most
of the main operators represented.
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e There is excellent public transport provision within the centre with both the
underground station and buses providing convenient means of getting to and
from the centre.

e The centre provides a good range of evening uses including provision of
restaurants, cafes and takeaways that is slightly higher than the national average.
There is also an Odeon Cinema immediately to the west of the centre.

e The vacancy rate is substantially lower than the national average which suggests
demand for premises is reasonably strong.

e The architectural quality of buildings is very good. The historic buildings are a
special feature of the centre and enhance the attraction of the centre.

e The overall environmental quality of the centre is good with well maintained
paving throughout the centre, which provides a pleasant shopping environment
for customers. Most areas within the centre are well maintained and clean.

Weaknesses

e The proportion of convenience retailers in the centre is slightly lower than the
GOAD national average. Although there are three supermarkets and a food hall
within Marks & Spencer, there is limited provision of local convenience shopping
provision for top up shopping.

e The heavy traffic through the centre detracts from the environment and acts as a
barrier to free pedestrian movement, however, traffic calming measures have
been introduced to make the centre more pedestrian friendly.

e There is limited car parking provision within the centre, however, this is countered
by the excellent public transport links.

e The Westfield shopping centre at White City which is due to open in November
2008 is likely to have an impact on trade at Kensington High Street.
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NOTTING HILL GATE DISTRICT SHOPPING CENTRE

Introduction

Notting Hill Gate was widely redeveloped in the 1950s with the character of the centre
now defined by the two tower blocks on either side of the road and other post-war
development that lines the central area of Notting Hill Gate. Despite this, there
remains, interspersed with the more modern developments, terraces of period
properties. Notting Hill Gate is identified as a ‘District Centre’ in The London Plan and

also the Royal Borough of Kensington & Chelsea Core Strategy Issues and Options.

The centre serves shoppers from the Royal Borough and beyond, but does not have
a strategic shopping role to the same extent as the International and Major centres in
the Borough. Notting Hill Gate is a principal shopping centre within the Kensington &
Chelsea UDP, and offers both comparison and day-to-day convenience shopping.

Parts of Notting Hill Gate are within the conservation areas.

The centre is located in the northern part of the borough and is focussed around the
Notting Hill Gate and Kensington Church Street junction, with Notting Hill Gate
underground station located centrally. The centre is reasonably compact and runs
east to west for approximately 600m with several other clusters of retail units on
adjoining minor roads. Notting Hill Gate District Centre is bounded by residential
areas to the north, west and south, with Kensington Gardens and Queensway to the

east.

Mix of Uses and Occupier Representation

Notting Hill Gate District Centre’s key roles include:

e convenience shopping — including newsagents, fishmongers, grocers, off licences,
and a health food shop. There are a number of convenience stores including a
Tesco Express and a Marks & Spencer Simply Food store;

e comparison shopping — several multiple retailing shops selling a range of high and
lower order comparison goods and a number of specialist independent retailers;

e services — including a range of high street national banks/building societies, cafés,
restaurants, takeaways, travel agents, dry cleaners, estate agents,
hairdressers/beauty parlours and a launderette;

e entertainment — including several pubs/bars, an amusement arcade and two
cinemas; and
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e community facilities — including a college, and two dentists.

Notting Hill Gate District Centre has 262 retail/service units (excluding non-retail
Class A uses). Table 10.1 sets out the mix of uses in Notting Hill Gate District
Centre, compared with the Goad national average. The centre has a broadly similar
mix of uses compared with the national average. The proportion of vacant units is
significantly below the national average, with the proportion of comparison,
convenience and Al service retail units also below the national average. The centre
has comparison floorspace totalling 9,800 sq m gross (source: Goad and VOA). The
centre has a significantly greater proportion of A3/A5 units and A2 services compared

to the national average.

Table 10.1: Notting Hill Gate Use Class Mix by Unit

Type of Unit Number of Proportion of Total Number of Units (%)
Units Notting Hill Gate National Average*

Comparison Retail 105 41.8 454

Convenience Retail 21 8.4 9.1

Al Services 23 9.2 10.6

A2 Services 35 13.9 9.6

A3 and A5 48 19.1 14.3

A4 10 N/A N/A

Vacant 19 7.6 11.0

Total 261 100.0 100.0

Source: Royal Borough of Kensington & Chelsea (2007)
* UK average relates to all town centres surveyed by Goad Plans (Nov 07) - NB Goad average excludes
Class A4 uses.

Retailer Representation

Notting Hill Gate District Centre has a reasonable selection of comparison shops
(105) reflecting the centre’s more specialist comparison retail role as a District Centre.

Table 10.2 provides a breakdown of comparison shop uses by goods categories.

All categories except cars, motorcycles and motor accessory shops and variety,
department and catalogue stores are represented in the centre. The proportion of
china, glass, gifts and fancy goods shops is significantly above the national average
due to the proliferation of antiques shops in the centre, which supports Notting Hill
Gate’s role as a specialist centre for these types of good. This has led to all other

categories having proportions less than the national average.
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Table 10.2: Notting Hill Gate Breakdown of Comparison Units

Type of Unit Notting H(':Iér?t?;e District UK Average*
Notting Hill

Gate % %
Clothing and Footwear 22 21.0 27.4
Furniture, carpets and textiles 9 8.6 8.8
Booksellers, arts, crafts and stationers 7 6.7 9.3
Electrical, gas, music and photography 9 8.6 10.1
DIY, hardware & homewares 1 0.9 6.3
China, glass, gifts & fancy goods 42 40.0 3.7
Cars, motorcycles & motor access. 0 0.0 2.9
Chemists, drug stores & opticians 4 3.8 8.7
Variety, department & catalogue 0 0.0 2.0
Florists, nurserymen & seedsmen 1 0.9 2.2
Toys, hobby, cycle & sport 1 0.9 5.3
Jewellers 4 3.8 5.1
Other comparison retailers 5 4.8 8.2
Total 105 100.0 100.0

Source: Royal Borough of Kensington & Chelsea (2007)
* UK average relates to all town centres surveyed by Goad Plans (Nov 2007)

10.8 Clothing and Footwear, although below the national average, maintains a good
proportion of units in the centre. Major national multiple comparison retailers present

in the centre include:

Waterstones;

WH Smiths;

Boots;

Ryman;

Dolland & Aitcheson;
Orange;

02;

Carphone Warehouse; and
Gap

Service Uses

10.9 Notting Hill Gate District Centre has a good range of service uses, with all categories
represented, as shown in Table 10.3. The centre has a relatively low proportion of
banks/other financial services and hairdressers and beauty parlours compared with
the national average. The proportion of restaurants, cafes and takeaways and estate

agents are significantly higher than the national average.

10.10 A number of high street banks/building societies are represented within Notting Hill
Gate District Centre including; HSBC, Barclays, Natwest, Abbey, and Lloyds TSB. In
addition to Class A service uses Notting Hill Gate District Centre has several other

non-retail uses including a college, dental surgeries, a hotel and a number of office
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buildings.

The centre also contains a number of non Class A entertainment uses

including an amusement arcade and the two cinemas The Coronet and The Gate.

Table 10.3: Notting Hill Gate Analysis of Selected Service Uses

Type of Use Notting Hill Gate District Centre UK Average*
Units % %
Restaurants, cafes & takeaways 48 50.0 43.1
Banks/other financial services 12 125 154
Estate agents and valuers 20 20.8 11.7
Travel agents 4 4.2 4.9
Hairdressers & beauty parlours 8 8.3 22.0
Laundries and dry cleaners 4 4.2 2.9
Total Total 96 100.0 100.0

Source: Royal Borough of Kensington & Chelsea (2007)

*UK average relates to all town centres surveyed by Goad Plans (Nov 2007)

N.B. ‘Restaurants, cafés and takeaways’ does not include the 10 pubs in the centre because these are
excluded in the Goad averages.

The majority of the vacant units are located along Kensington Church Street. The
vacant units are predominantly located towards the peripheries of the centre, with
limited vacancies in the core frontage. As well as a higher proportion of vacant units,
the Kensington Church Street area provides a focus for the large number of antique
shops located within the centre.

The convenience retail units are spread quite evenly throughout the centre as are the
retail service units. The centre has a reasonable selection of comparison units of
which the majority of multiple retailers are located on Notting Hill Gate and the
majority of clothing and footwear retailers appear to cluster on Pembridge Road and

the southern end of Portobello Road.

Accessibility and Movement

Car Parking

The on-street survey indicated that only 3% of respondents travelled to Notting Hill
Gate by car (either as a driver or passenger). Most people instead preferred to walk,
get the bus, or use the underground. Notting Hill Gate is within the central London
Congestion Charge Zone. There is a requirement for vehicles from outside the
congestion zone to pay an £8 daily charge to drive within this zone, the aim of which
is to reduce traffic congestion, improve journey times and encourage a modal shift in
transport choices. Of the observed 3% who travelled by car none of the respondents

were required to pay the full congestion charge amount.
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There are a number of on-street pay and display parking space available to visitors
within Notting Hill Gate. On Notting Hill Gate there is an intermediate tariff of 90p for
a maximum of 30 minutes. Within the roads north of Notting Hill Gate pay and display
visitor parking is £1.50 an hour whilst within the roads south of Notting Hill Gate pay
and display visitor parking is £2.40 an hour. In addition to the limited amount of on
street visitor car parking there is a private car park located to the rear of the Marks &
Spencer Simply Food Store on Bulmer Place, though this car park is not noted as for

general public use.

Notting Hill Gate District Centre’s limited amount of parking should help to support the
aims of the congestion charge, and the centres good public transport provision is a
key component in ensuring low levels of car parking do not impact on the centres

vitality and viability.

Traffic flows through the centre can be heavy throughout the day, especially in the
peak periods including the morning and evening commuter hours. The use of Notting
Hill Gate as a main route in and out of Central London means that significant amounts
of traffic can build up. During NLP’s visit at an off-peak period during the day the

traffic levels observed were relatively steady with flows of moving vehicles.

Public Transport

In terms of public transport accessibility levels, the centre is located in an area rated
as having “excellent” accessibility (a score of 6). Notting Hill Gate underground
station is located centrally within the centre and provides circle, district and central
line services with direct links to the West End and other destinations within Central,
East, West and South London.

Many bus routes have stops in Notting Hill Gate District Centre. Several bus stops
are located along Notting Hill Gate, Pembridge Road and Kensington Church Street.
There are at least ten bus routes providing access to and from Notting Hill Gate from
surrounding areas in the Borough and beyond. The bus routes connect Notting Hill
Gate with many destinations throughout London including Chelsea, South
Kensington, Hammersmith, Acton, Willesden, Golders Green, Chalk Farm, Camden,
Wandsworth Road, Elephant & Castle and the West End. Four of the bus routes
through the centre run 24 hours with an additional four night bus routes running
providing links to Wandsworth Town, Clapham Junction, Hammersmith, Uxbridge,

Kilburn, Camden, Holborn and Victoria, throughout the night.
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Pedestrian Access and Movement

The main shopping areas within Notting Hill Gate are Notting Hill Gate, Kensington
Church Street and Pembridge Road, with several other units located on smaller side
streets close to these three main shopping streets. Notting Hill Gate is part of the
main thoroughfare within the Borough running east-west as a key route from Central
London to the West. Notting Hill Gate is a wide street, with six lanes in places, and
large volumes of traffic. The pavements are wide along the core of the District
Centre. The use of bollards, street furniture and planting, as opposed to railings, to
demarcate a boundary between road and path helps to maintain a modest level of
pedestrian permeability. The width of the road and volume of traffic ultimately create
a divide between the two sides of the street, significantly reducing the ease of
movement throughout the District Centre. This is partially mitigated by pelican
crossings and Notting Hill Gate underground station acting as an underpass, though

the opposite frontages still appear divorced from each other.

In the peripheral areas of the District Centre, including Kensington Church Street and
Pembridge Road, traffic levels are lower, the roads are smaller and there is less
pedestrian - vehicular conflict. In both of these areas the pavements are also smaller,
though still adequate, and regular crossings help to create an easily navigable

pedestrian realm.

Pedestrian flows appeared heaviest along Notting Hill Gate, especially around the
underground station, and Pembridge Road, which is a main route through to nearby
Westbourne Grove and Portobello Road. Pedestrian flows appeared significantly
lower along Kensington Church Street, particularly where there is a proliferation of
antiques shops. At the time of the NLP site visit pedestrian flows in general were
relatively strong, with the main pedestrian movement on Notting Hill Gate and the

areas around the underground station entrances.

Overall Notting Hill Gate District Centre has a reasonably good layout, with some
aspects which facilitate pedestrian movement, though the centre is cut in two by
Notting Hill Gate. Its compact core ensures that the centre is accessible to visitors
and the location of the peripheral areas on pedestrian routes to other shopping

centres within the Borough encourages pedestrian movement throughout.
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Environmental Quality

The quality of buildings within Notting Hill Gate District Centre is mixed, with the post-
war buildings which form the core of the centre predominantly very poor in
comparison with the buildings in the rest of the centre and those typical of the Royal
Borough. The historic buildings that do remain enhance the character and attraction
of the centre with more typical forms of development along Kensington Church Street,
Pembridge Road and parts of Notting Hill Gate. Though there are a number of good
quality period buildings the centre is dominated by the harsh, dominating structures
built in the 1950s redevelopment of the area. The concrete and glass post war
developments are incongruous with the character of the Notting Hill area and add
very little to the environmental and aesthetic qualities of the centre. Generally in the
centre the shop facades are well maintained, but many are poor and could be

improved.

There was only limited evidence of graffiti or vandalism within the centre. Overall
during the daytime the centre felt safe and there was no evidence of anti-social
behaviour or begging. The centre does not have any areas of green space, but is
within close proximity to both Kensington Gardens and Holland Park. The centre
does have a good proportion of trees, in addition to planting in hanging baskets and
planters, which go some way to softening the architecture and creating a more

attractive public realm.

Throughout the centre the paving is generally of a reasonable standard, with clean
and well maintained slab paving throughout the centre. During NLP’s visit the public
realm appeared well kept and clear of litter and the pavement was generally clear of
excessive amounts of chewing gum. There is a good provision of street lighting
throughout the centre, although the design of the street lighting befits Notting Hill
Gate as a major road, rather than a shopping street, and is of a standard design.
During NLP’s visit there was a visible community support police officer presence. The
street furniture throughout the centre (i.e. litter bins, seating, bicycle racks) is of a
good, attractive quality, and is located so as not to cause a cluttering effect on the
pedestrian realm. Notting Hill Gate District Centre has a generally clean physical
fabric, but is relatively unattractive. There are some good quality buildings but there

are also some poor quality 1950s buildings.

The Conservation Area designation upon parts of the District Centre requires special

attention be paid to the desirability of preserving or enhancing the character or
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appearance of the conservation area. Any proposed new development or alterations
to buildings in the conservation area will therefore be subject to restrictive Unitary
Development Plan policies. Conversely the parts of the District Centre which are not
within a conservation area provide an opportunity to redesign and develop buildings
to a high standard, especially to improve the context of the adjacent conservation

areas.

10.27 The overall environmental quality within Notting Hill Gate District Centre is very
mixed. Notting Hill Gate is a District Centre with polarised qualities. Parts of the
centre have very good architecture. The core area suffers from its 1950s
redevelopment which contains little character, but which has brought wide pedestrian
pavements and has led to retrofit improvements in the streetscape since development
including planting and public art. The District Centre has a reasonable range of retail
and services. Traffic flow can be high in areas of the centre, especially along Notting

Hill Gate, which is only partially mitigated by the pelican crossings. This high volume

of traffic does create a feeling of segregation within the centre.

v ~

A -
Traffic on Notting Hill Gate

Pedestrian Area near Notting Hill Gate Underground
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Summary of Notting Hill Gate’s Strengths and Weaknesses

Strengths

e Notting Hill Gate District Centre has a good selection of non-retail class A uses.
There are several high street banks, estate agents, travel agents and
hairdressers.

e The centre has a well developed evening economy. There are several public
houses and there are a good proportion of restaurants, cafes and takeaways,
with a healthy mix of independent and chain restaurants. There are also The
Coronet and The Gate cinemas.

o The centre has a Tesco Metro supermarket and a Marks & Spencer Simply Food
Store. These major convenience retailers are complemented by several
independent type grocers and off licences.

o The vacancy rate is lower than the national average which suggests the centre is
relatively buoyant and demand for premises is reasonably strong.

¢ Kensington Church Street provides a specialist function for antique and high
quality specialist retailers.

e Notting Hill Gate has excellent public transport links with both the underground
station and buses providing convenient means of getting to and from the centre.

Weaknesses

e The heavy traffic through the centre detracts from the environment and acts as a
significant barrier to free pedestrian movement, segregating the two sides of the
centre.

e The overall architectural quality of the centre is reduced by the 1950s
redevelopments, which are visually intrusive and create an unappealing
environment in the core area.

e There is limited car parking provision within the centre, however, this is countered
by the excellent public transport links and may help to influence sustainable
transport choices.

e The centre has a relatively poor comparison shopping offer, with a limited variety
of stores and a limited number of multiple retailers.

e The public realm is relatively clean but could be improved.
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FULHAM ROAD (WEST) DISTRICT SHOPPING CENTRE

Introduction

Fulham Road (West) District Centre offers a good mix of convenience and lower
order comparison shopping. The centre has a high proportion of restaurants and
cafes (Class A3) and comprises a high number of small independent specialist
retailers. The centre also contains the Chelsea and Westminster Hospital and a
Cineworld cinema (formerly UGC Fulham). Fulham Road (West) is identified as a
‘District Centre’ in The London Plan (2004) and the Royal Borough of Kensington &

Chelsea Core Strategy Issues and Options.

The centre serves shoppers from the Royal Borough and beyond, and fulfils a day-to-
day shopping role with a high provision of restaurants/cafes and a buoyant evening
economy. Fulham Road (West) fulfils a principal role within the Kensington &
Chelsea UDP which states that principal shopping centres offer both comparison and
day-to-day convenience shopping. In addition the Royal Borough of Kensington &
Chelsea UDP identifies the majority of Fulham Road (West) as within a Conservation

Area.

The District Centre is focussed along Fulham Road (A308). The core frontages of
Fulham Road (West) District Centre are all located on Fulham Road. The non core
frontages are found on the peripheries of the centre located on Fulham Road, Park
Walk, Drayton Gardens and Hollywood Road. Fulham Road (West) District Centre is

bounded by residential areas to the north, south, east and west.

Mix of Uses and Occupier Representation

Fulham Road (West) District Centre’s key roles include:

e convenience shopping — including a newsagent, butchers, confectionaries and
two delicatessens. The centre also contains a Sainsbury’'s Local, two Tesco
Express stores and a Marks & Spencer Simply Food.

e comparison shopping - a high proportion of specialist independent retailers selling
a limited variety of comparison goods, alongside a limited number of up-market
national multiple clothing retailers.

e services — including a good range of restaurants/cafes and estate agents; and

¢ entertainment — including four pubs/bars and a Cineworld cinema.
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Fulham Road (West) District Centre has 124 retail/service units (excluding non-retail
Class A uses). Table 11.1 sets out the mix of uses in Fulham Road (West),
compared with the Goad national average. The proportion of comparison retail units
is significantly lower than the national average, whilst the proportion of convenience
retail units is slightly higher than the national average. The centre along with Fulham
Road (East) has comparison floorspace totalling 32,800 sq m gross (source: Goad
and VOA). The centre has a significantly higher proportion of A3/A5 units and a
higher proportion of Al service units. The proportion of vacant units is lower than the
national average suggesting that the health of the centre is reasonably buoyant and
the vitality and viability is being maintained. = The council's land use survey only
identifies four Class A4 use, but there may be others on upper or lower floors that

were not recorded. Restaurant/bars will have been recorded as Class A3 uses.

Table 11.1: Fulham Road (West) Use Class Mix by Unit

Type of Unit Number of Proportion of Total Number of Units (%)
Units Fu'?ﬁgg‘?” National Average*

Comparison Retail 38 31.7 454

Convenience Retail 16 13.3 9.1

Al Services 18 15 10.6

A2 Services 10 8.3 9.6

A3 and A5 29 24.2 14.3

A4 4 n/a n/a

Vacant 9 7.5 11.0

Total 124 100.0 100.0

Source: Royal Borough of Kensington & Chelsea Council (2007)
* UK average relates to all town centres surveyed by Goad Plans (Nov 07) - NB Goad average excludes
Class A4 uses.

Retailer Representation

Fulham Road (West) has a reasonably low selection of comparison shops (38) which
does not reflect the centre’s comparison retail role as one the principle centres within
the Borough, as identified in the revised RBKC UDP. Table 11.2 provides a

breakdown of comparison shop uses by goods categories.
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Table 11.2: Fulham Road (West) Breakdown of Comparison Units

. Fulham Road (West
Type of Unit District Cergtre ) UK Average*
Fulham

Road (West) % %
Clothing and Footwear 9 23.7 27.4
Furniture, carpets and textiles 4 10.5 8.8
Booksellers, arts, crafts and stationers 2 5.3 9.3
Electrical, gas, music and photography 2 5.3 10.1
DlY, hardware & homewares 6 15.8 6.3
China, glass, gifts & fancy goods 7 18.4 3.7
Cars, motorcycles & motor access. 2 53 2.9
Chemists, drug stores & opticians 2 5.3 8.7
Variety, department & catalogue 0 0.0 2.0
Florists, nurserymen & seedsmen 1 2.6 2.2
Toys, hobby, cycle & sport 1 2.6 5.3
Jewellers 0 0.0 51
Other comparison retailers 2 5.3 8.2
Total 38 100.1 100.0

Source: Royal Borough of Kensington & Chelsea Council (2007)

* UK average relates to all town centres surveyed by Goad Plans (Nov 2007)

Eleven out of the thirteen categories are represented in the centre, with no
variety/department/catalogue stores or jewellers represented. The proportion of
clothing and footwear units is slightly lower the national average, and overall, they
account for approximately 20% of comparison units. The proportions of
DlY/hardware/homewares and china/glass/gifts/fancy goods are significantly higher
than the national average, while the proportions of the majority of the remaining other
types of good are all below the national average. The high proportion of
china/glass/gifts/fancy goods is due to the number of art shops and antique shops.
There are limited major national comparison retailers present in the centre. Those

available include: Bathstore and Joseph.

Service Uses

Fulham Road (West) shopping centre has a reasonable range of service uses, with all
categories represented, as shown in Table 11.3. The centre has a high proportions of
restaurants/cafes/takeaways (the majority of which are restaurants), estate
agents/valuers and laundries/dry cleaners compared with the national averages. The
proportion of banks/other financial services is significantly lower than the national
averages. Of the high street banks/building societies only HSBC is represented
within Fulham Road (West) centre. The centre is predominantly made up of retail and

service uses and has very limited community or non-A class uses.
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Table 11.3: Fulham Road (West) Analysis of Selected Service Uses

Type of Use Fulham Rogd (West) District UK Average*
entre

Units % %
Restaurants, cafes & takeaways 29 55.8 431
Banks/other financial services 1 1.9 154
Estate agents and valuers 8 15.4 11.7
Travel agents 1 1.9 4.9
Hairdressers & beauty parlours 11 21.2 22.0
Laundries and dry cleaners 2 3.8 2.9
Total Total 52 100.00 100.0

Source: Royal Borough of Kensington & Chelsea Council (2007)
*UK average relates to all town centres surveyed by Goad Plans (Nov 2007)
N.B. ‘Restaurants, cafés and takeaways’ does not include the 4 pubs/bars in the centre

Accessibility and Movement

Car Parking

Fulham Road West is within the Central London Congestion Charge area. The on
street survey indicated that no respondents travelled to the centre by car (drivers and
passengers) to do their shopping. This is likely to be due to the centre being located
within the congestion charge zone and within a predominantly residential area. The
survey indicated that 49.1% of respondents travelled to the centre by bus/coach, 33%
walked and 10.7% travelled by tube. Of those travelling by tube, 29.4% used Earl’s
Court station (Piccadilly and District lines), 11.8% used Sloane Square (Circle and

District lines) and 23.5% used ‘other’ stations.

There are no car parks serving Fulham Road (West) District Centre. This reflects the
survey results which showed that no respondents travelled to the centre by car. The
nearest car park is located to the west of the centre on Fenelon Place (off King’s
Road).

entrance charge system.

It is a surface level car park operated by ‘Car Parks 4U’ and has a pay on

Given Fulham Road (West) District Centre is within the central London Congestion
Charge Zone, there is a requirement for vehicles from outside the congestion zone to
pay an £8 daily charge to drive within this zone, the aim of which is to reduce traffic
congestion, improve journey times and encourage a modal shift in transport choices.
The lack of car parking within Fulham Road (West) District Centre should help to
support these aims, and good public transport provision, as available with this centre,
is a key component to ensure low levels of car parking do not impact on the centres

vitality and viability.
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During NLP’s site visit, traffic flows were observed to be relatively heavy, but there

was no evidence of congestion.

Public Transport

In terms of public transport accessibility levels, most of the centre is located in an
area rated as having “good” accessibility (a score of 4). Along with Portobello Road
and Westbourne Grove, the centre is the least accessible of the main centres.
However public transport accessibility to Fulham Road (West) District Centre is still
reasonably good, although there are no train/underground stations within the core of
the centre. Fulham Broadway, South Kensington, Earl's Court, Gloucester Road and
Sloane Square underground stations are all located within walking distance from the
centre to the north, east and west. These stations are located on one or more of the
following tube lines; District, Circle and Piccadilly, and as such provide regular direct
links to the rest of central and Greater London and a number of suburban and

national rail stations.

Fulham Road (West) District Centre, as defined by its core and non-core frontage on
the UDP proposals map, is served by two bus stops. These are located on either
side of Fulham Road outside of the Chelsea and Westminster Hospital. The No. 14
(towards Putney Heath and Warren Street Station), No. 414 (towards Maida Hill and
Putney Bridge) and No. 211 (towards Hammersmith and Waterloo) serve these bus

stops. The No. 14 bus provides a 24 hour service.

Pedestrian Access and Movement

The main shopping areas of Fulham Road (West) include the north and south side of
Fulham Road between the Chelsea and Westminster Hospital and the Cineworld
cinema. Fulham Road has relatively narrow pavements. The pavements are,
however, generally unobstructed which allows relatively free pedestrian movement.
The pavements along Fulham Road are wider outside 158-164 Fulham Road (the
former The Pan Bookshop). This area is, however, divided and slightly obstructed by

bollards and planting features.

The greatest obstacle to pedestrian movement in Fulham Road (West) District Centre
is the narrow pavements and the reasonably high level of traffic. Fulham Road is a
linear centre with the ease of pedestrian circulation from one side of Fulham Road to

the next being obstructed by the consistently high flow of traffic.
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Pedestrian flows were observed to be constant along the length of the centre. No
area was observed to experience particularly high levels of pedestrian flow in
comparison to the rest of the centre, but the busiest areas were outside the Marks &

Spencer Simply food and Sainsbury Local.

Overall Fulham Road (West) District Centre has a reasonable layout, with some
aspects preventing pedestrian movement. Its relatively compact size ensures that the

centre is accessible to visitors and encourages them to walk to the peripheries.

Environmental Quality

The quality of buildings within Fulham Road (West) District Centre is reasonably
good. The buildings are a mixture of architectural styles and ages which adds to the
sense of place and character of the centre. Generally in the centre the facades
including upper parts are well maintained and the shop fronts do not detract from the

quality of the built environment.

There was no evidence of graffiti or vandalism within the centre. Overall during the
daytime the centre felt safe and there was no evidence of anti-social behaviour or
begging. The area does not have any areas of green space, nor does it have any
areas of public seating. The centre has a small selection of landscape features,

including plant pots, throughout the centre.

Throughout the centre the paving is generally of good quality, with block paving
throughout the centre which is even and well maintained. The level of chewing gum
on the paving is low and the public realm was generally clean and free from litter or
detritus, with a good provision of bins throughout the centre. There is a good
provision of street lighting throughout the centre, which is generally of a good quality
and is reasonably attractive. CCTV is not evident within core of the centre. There is
a general lack of street furniture throughout the centre (i.e. seating, bicycle racks) and
what little there is, is of a reasonably attractive quality in respect of style, colour and
materials. Fulham Road (West) District Centre has a generally good physical fabric

with a number of characteristic buildings.

The Conservation Area designation upon part of the centre requires special attention
be paid to the desirability of preserving or enhancing the character or appearance of
the conservation area. Any proposed new development or alterations to buildings in
the conservation area will therefore be subject to restrictive Unitary Development Plan

policies.
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11.23 The overall environmental quality within Fulham Road (West) District Centre is
generally good. Fulham Road (West) is a reasonably attractive centre with some
reasonable architecture which remains in commercial use and viable. The centre has
a reasonable range of retail and services. The traffic flow can be high throughout the
centre.

Callow Street off Fulham Road Cinorld Cinema, Fulham Road

Summary of Fulham Road West’'s Strengths and Weaknesses

Strengths

¢ Fulham Road (West) District Centre offers a good mix of convenience and lower
order comparison shopping. The proportion of comparison retail units is
significantly lower than the national average, whilst the proportion of convenience
retail units is slightly higher than the national average.

o The centre provides a reasonable range of evening uses including the provision
of a number of high quality restaurants that is significantly higher than the
national average as well as a reasonable proportion of bars and pubs. The
centre also contains a Cineworld cinema.

e The architectural quality of buildings is reasonably good.
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e The centre has good quality pavements, which provide a pleasant shopping
environment for customers, although the pavements are narrow in places which
can constrain movement. Most areas within the centre are well maintained and
clean.

¢ Fulham Road (West) has reasonably good public transport links with a number of
underground stations and bus stops easily within walking distance providing
convenient means of getting to and from the centre.

e The vacancy rate is lower than the national average. There is no evidence of
clusters of vacant units which indicates that the centre is reasonably buoyant.

Weaknesses

e The centre has particularly poor higher order national multiple retailer
representation.

e A few categories of comparison good are not represented within the centre, i.e.
variety/department/ catalogue and toys/hobby/cycle/sport.

e The busy traffic experienced throughout the linear centre detracts from the
environment and acts as a barrier to free pedestrian movement.

e There is no car parking provision within the centre, however, this is countered by
the good public transport links.

e There are significantly lower proportions of a number of service uses; particularly,
banks/other financial services and travel agents.
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FULHAM ROAD (EAST) DISTRICT SHOPPING CENTRE

Introduction

Fulham Road (East) District Centre offers a range of high quality international
comparison shops which owes much to the decision by Michelin to locate their head
offices there in the early 1900s and to Terence Conran. In the mid-1980s the building
was sold to Paul Hamlyn and Terence Conran who opened The Conran Shop and
Bibendum restaurant. Two decades earlier, Conran opened the first Habitat shop on
Fulham Road, on the site now occupied by Joseph. Fulham Road (East) is identified

as a ‘Major Centre’ in The London Plan.

The centre serves shoppers from the Royal Borough and beyond, and fulfils a
somewhat specialist shopping role with a high provision of high quality international
clothing and footwear retailers. Fulham Road (East) fulfils a principal role within the
Kensington & Chelsea UDP which states that principal shopping centres offer both
comparison and day-to-day convenience shopping. In addition the Royal Borough of
Kensington & Chelsea UDP identifies part of Fulham Road (East) as within a

Conservation Area.

The District Centre is focussed around a junction of roads which forms part of
‘Brompton Cross’ which provides links between South Kensington, Chelsea and
Knightsbridge. The streets which come together at Brompton Cross include Fulham
Road, Brompton Road, Walton Street, Draycott Avenue, Sloane Avenue, Lucan Place
and Pelham Street. The main shopping areas of Fulham Road (East) include the
south eastern side of Fulham Road opposite Pelham Crescent, the southern end of
Brompton Road, the southern end of Walton Street and the north western ends of
Draycott Avenue and Sloane Avenue. Fulham Road (East) District Centre is bounded

by residential areas to the north, south, east and west.

Mix of Uses and Occupier Representation

Fulham Road East centre’s key roles include:

e convenience shopping - including a newsagent, a fishmonger and two off
licences;

e comparison shopping - a high proportion of international retailers selling a limited
range of comparison goods, alongside a few up-market national multiple clothing
retailers.
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e services — including a good range of restaurants and estate agents; and

e entertainment — including five pubs/bars.

Fulham Road (East) District Centre has 165 retail/service units (excluding non-retail
Class A uses). Table 12.1 sets out the mix of uses in Fulham Road (East), compared
with the Goad national average. The centre has a limited mix of uses compared with
the national average. The proportion of comparison retail units is significantly above
the national average, whilst the proportion of convenience retail units is considerably
below the national average. The centre along with Fulham Road (West) has
comparison floorspace totalling 32,800 sq m gross (source: Goad and VOA). The
centre has a slightly below average proportion of A3/A5 units and significantly below
average proportions of Class Al and A2 service units. The proportion of vacant units
identified by the Council’'s data (2007) is significantly higher than the national
average, however, the NLP site visit was undertaken at a later date than when this
data was collated and a lower proportion of vacant units was observed during the site

visit, in particular a number of units along Walton Street have now been occupied.

Table 12.1: Fulham Road (East) Use Class Mix by Unit

Type of Unit Number of Proportion of Total Number of Units (%)
Units Fulh(Er:StR)oad National Average*

Comparison Retail 96 60.0 454

Convenience Retail 4 2.5 9.1

Al Services 6 3.8 10.6

A2 Services 9 5.6 9.6

A3 and A5 21 131 14.3

A4 5 n/a N/A

Vacant 24 15.0 11.0

Total 165 100.0 100.0

Source: Royal Borough of Kensington & Chelsea Council (2007)
* UK average relates to all town centres surveyed by Goad Plans (Nov 07)

Retailer Representation

Fulham Road East has a reasonable selection of comparison shops (96) reflecting
the centre’s comparison retail role as one the principal centres within the Borough, as
identified in the revised Royal Borough UDP. Table 12.2 provides a breakdown of

comparison shop uses by goods categories.
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Table 12.2: Fulham Road (East) Breakdown of Comparison Units

. Fulham Road (East)
Type of Unit District Centre UK Average*
Fulham

Road (East) % %
Clothing and Footwear 52 54.2 27.4
Furniture, carpets and textiles 4 4.2 8.8
Booksellers, arts, crafts and stationers 1 1.0 9.3
Electrical, gas, music and photography 1 1.0 10.1
DlY, hardware & homewares 9 9.4 6.3
China, glass, gifts & fancy goods 12 12.5 3.7
Cars, motorcycles & motor access. 0 0.0 2.9
Chemists, drug stores & opticians 6 6.3 8.7
Variety, department & catalogue 0 0.0 2.0
Florists, nurserymen & seedsmen 0 0.0 2.2
Toys, hobby, cycle & sport 0 0.0 5.3
Jewellers 11 115 51
Other comparison retailers 0 0.0 8.2
Total 96 100.0 100.0

Source: Royal Borough of Kensington & Chelsea Council (2007)
* UK average relates to all town centres surveyed by Goad Plans (Nov 2007)

12.7 Eight out of the thirteen categories are represented in the centre, with no cars/
motorcycles/motor accessories, variety/department/catalogue, florists/nurserymen/
seedsmen, toys/hobby/cycle/sport or ‘other comparison retailer’ units present. The
proportion of clothing and footwear units is approximately double the national
average, and overall, they account for over half the total number of comparison units.
The proportions of DIlY/hardware/homewares, china/glass/gifts/fancy goods and
jewellers are significantly higher than the national average, while the proportions of
other types of unit are all below the national average. The high proportion of
china/glass/qgifts/fancy goods is due to the high number of art shops and antique

shops. Major international comparison retailers present in the centre include:

) Anne Fontaine; o Joseph;

. Betty Jackson; . L.K. Bennett;

. Chanel; . Marie Chantal;

. Dyson; . Nicole Farhi;

o Guiseppe Zanotti Design; o Ralph Lauren; and
) Issey Miyake; o Space.NK.

. Jean Paul Gautier

Service Uses

12.8 Fulham Road (East) shopping centre has a reasonable range of service uses, with all
categories except travel agents represented, as shown in Table 12.3. The centre has
high proportions of restaurants/cafes/takeaways (of which all but one are

restaurants), estate agents/valuers and laundries/dry cleaners compared with the
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national averages. The proportions of banks/other financial services and

hairdressers/ beauty parlours are significantly lower than the national averages.

Table 12.3: Fulham Road (East) Analysis of Selected Service Uses

Type of Use Fulham Rogd (East) District UK Average*
entre

Units % %
Restaurants, cafes & takeaways 21 58.3 431
Banks/other financial services 2 5.6 154
Estate agents and valuers 7 19.4 11.7
Travel agents 0 0.0 4.9
Hairdressers & beauty parlours 4 111 22.0
Laundries and dry cleaners 2 5.6 2.9
Total Total 36 100.0 100.0

Source: Royal Borough of Kensington & Chelsea Council (2007)
*UK average relates to all town centres surveyed by Goad Plans (Nov 2007)
N.B. ‘Restaurants, cafés and takeaways’ does not include the 5 pubs/bars in the centre

Of the high street banks/building societies only HSBC is represented within Fulham
Road (East) centre. The centre is predominantly made up of retail and service uses

and has very limited community or non-A class uses.

There is a disproportionately high concentration of vacant units along the north
western side of Fulham Road towards the south west of the centre, the rest of the

vacant units are located fairly evenly throughout the centre.

Accessibility and Movement

Car Parking

The on-street survey results indicate that 12.0% of respondents travelled by car
(drivers and passengers) to Fulham Road (East). 44.0% of visitors walked while
25.0% travelled by bus/coach, 11.0% travelled by tube and 6.0% by train. These
results highlight the importance of high quality walking routes into the centre and
good public transport provision to the centre. The relatively low proportion of visitors
that travel by tube reflects the lack of an underground station within the centre, and
suggests that bus/coach provision is most important mode of public transport to the
centre. Of those visitors who did travel by tube/train, 29.4% used Earl’s Court station,
while 11.8% used Gloucester Road, Queensway, Shepherd’s Bush and Westminster.
Whilst levels of car usage are significantly below NLP’s observed average from
similar studies, good accessibility to convenient car parks remains important to the

vitality and viability of the town centre.
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There are two car parks serving Fulham Road (East) District Centre; North Terrace
Car Park and Chelsea Cloisters car park. North Terrace car park is approx. 200m
north of the centre’s non-core frontage on North Terrace, just off Brompton Road.
The car park is run by Pure Parking and charges the following tariffs: up to 1 hour:
£5.55, up to 2 hours £10, up to 3 hours: £13.55, up to 4 hours: £17.85, up to 5 hours:
£21.75, up to 6 hours: £26.25, up to 7 hours: £30.75, 8-24 hours: 37.00. Chelsea
Cloisters car park is located just off Sloane Avenue approx. 200m south of the
centre’s non-core frontage. The car park is operated by Eaton Securities Plc, and is
an underground car park with 240 spaces which charges the following tariffs: up to 1
hour: £4, up to 2 hours: £8, up to 3 hours: £11, up to 4 hours: £14.50, up to 5 hours:
£18, up to 6 hours: £21.50, up to 7 hours: £25, 8-24 hours: £28.50.

In addition to the car parks there is some on-street parking available to visitors in
Fulham Road (East) which is controlled via pay and display with a tariff of £3 per hour

and varying restrictions apply.

Fulham Road (East) is within the Central London Congestion Charge Zone. There is
a requirement for vehicles from outside the congestion zone to pay an £8 daily charge
to drive within this zone, the aim of which is to reduce traffic congestion, improve
journey times and encourage a modal shift in transport choices. Fulham Road (East)
District Centre’s limited amount of parking should help to support these aims, and
good public transport provision is a key component to ensure low levels of car parking

do not impact on the centres vitality and viability.

During NLP’s site visit, traffic flows were observed to be relatively heavy, but there

was no evidence of congestion.

Public Transport

In terms of public transport accessibility levels, the centre is located in an area rated
as either “very good” or “excellent” accessibility (a score of 5 or 6). Public transport
accessibility to Fulham Road (East) District Centre is good, although there are no bus
stops or trainfunderground stations within the core of the centre which is unusual for a
centre in London. South Kensington is the nearest underground station and is
located approximately 250m to the west of the centre’s core frontage on Pelham
Street. The station is on the Piccadilly, Circle and District lines, and as such provides
regular direct links to the rest of central and Greater London and a number of

suburban and national rail stations.
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Although no bus routes have stops in Fulham Road (East) District Centre as defined
by its core and non-core frontage on the UDP proposals map, there are several in the
surrounding streets and bus links to the area generally good. Several bus stops are
located along Fulham Road immediately to the south west of the designated non-core
frontage, along Sydney Street to the south of the designated non-core frontage and
along Sydney Place and Onslow Gardens to the north of the designated non-core
frontage. There are also bus stops located along Old Brompton Road, Thurloe Place,
Cromwell Gardens and Brompton Road to the north of centre. There are at least nine
bus routes providing access to and from the area immediately surrounding Fulham
Road (East) District Centre from surrounding areas in the Borough and beyond. The
bus routes connect Fulham Road (East) with many destinations throughout London
including Battersea, Brixton, Clapham, Earl's Court, Edgware Road, Fulham, Green
Park, Hyde Park, Kensington, Knightsbridge, Ladbroke Grove, Marble Arch,
Peckham, Putney, Queens Gate, Roehampton, Shepherd’'s Bush, Vauxhall, Victoria,
Waterloo and Westminster. There are four night bus routes that run through the
surrounding area to the which provide links to Battersea, Clapham, Hammersmith,

Peckham, Putne