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1	 Introduction
1.1	 This Retail and Leisure Assessment has been prepared on behalf of EC Properties Limited 

(the Applicant) and forms part of a series of documents in support of the outline planning 
applications for redevelopment at the Earls Court site (referred to as Planning Application 1 
and Planning Application 2).

1.2	 Planning Application 1 relates only to land within the Royal Borough of Kensington & Chelsea 
(RBKC).  Planning Application 2 almost entirely relates to land within the London Borough of 
Hammersmith & Fulham (LBHF), but also includes a small area of land within RBKC.  These 
planning applications are described fully in the Development Specification.

1.3	 It is the Applicant’s intention at this time to fully implement both planning applications for the 
Earls Court Site.   However, it wishes to retain the potential for Planning Application 1 to be 
implemented in its own right as a self-standing development.

1.4	 Therefore, this document considers two development options:

•	 �Development Option (Site Wide) - This option relates to the whole of the Earls Court Site.  
 It results from the combination of Planning Applications 1 and 2; and 

•	 ��Development Option (RBKC) - This option relates to the scheme proposals within RBKC.  
It comprises the implementation of Planning Application 1.

1.5	 Development Option (Site Wide) includes a maximum of 29,430 sq m Class A1-A5 retail 
floorspace and 14,109 sq m Class D2 leisure floorspace.  This Development Option also 
contains 6,775 residential units, 120,615 sq m Class B1 office floorspace as well as hotel, 
medical and education/community/culture use.

1.6	 The Development Option (RBKC) would only include 3,700 sq m Class A1-A5 retail floorspace 
and 2,000 sq m Class D2 leisure floorspace. This Development Option also contains 1,016 
residential units, 15,850 sq m Class B1 office floorspace, as well as a small amount of hotel 
and education/community/culture floorspace. 

1.7	 Further information on the retail split and phasing for both Development Options is outlined in 
the Development Specification and Section 4 of this report.

1.8	 The focus of this report is to consider the issues raised by the retail and leisure elements of the 
Development Options.  For the purposes of this assessment the key retail and leisure policy 
considerations under PPS4 are as follows:-

•	 The sequential approach under Policy EC15 of PPS4; 

•	 �Consideration of the impact of main town centre uses under Policy EC16 of PPS4 
and 

•	 General impacts for sustainable economic development under Policy EC10 of PPS4
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1.9	 The analysis set out within this retail and leisure assessment demonstrates that within the 
survey area, there is more than sufficient capacity to support the level of retail, food/drink and 
leisure floorspace proposed, without there being detrimental effects on existing centres.  

1.10	 Underpinned by robust and up-to-date empirical survey work, this assessment comprises ten 
sections which respond to all key policy tests set out in PPS4.  

1.11	 Section 2 sets out the planning policy framework, reviewing relevant current and emerging 
policy and supporting documents. 

1.12	 Section 3 provides a description of the Earls Court site and surrounding area.

1.13	 Section 4 provides further information on the type, split and phasing of retail/leisure development 
proposed for each Development Option.  

1.14	 Section 5 describes the potential function and character of the retail and leisure development 
proposed.

1.15	 Section 6 provides an overview of the Household Survey and convenience and comparison 
shopping patterns within the Study Area.

1.16	 Section 7 provides the capacity for additional comparison and convenience goods within the 
Study Area, factoring in the Earls Court development proposals.

1.17	 Section 8 provides a sequential assessment in line with Policy EC15 of PPS4 to find any 
available, suitable and viable sequential sites within existing centres.

1.18	 Section 9 provides the impact assessment under Policies EC10 and EC16 of PPS4.

1.19	 Section 10 sets out the case for the inclusion of food and drink retail (Class A3-A5) and leisure 
development as p art of the overall scheme.

1.20	 Section 11 provides conclusions.
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2	 Planning Policy Framework

2.1	 In this section of the report national, regional and local planning policies that are relevant to the 
consideration of the retail element of the proposals are reviewed.

National Policy

2.2	 The Government formally adopted Planning Policy Statement 4: Planning for Sustainable 
Economic Growth (PPS4) in December 2009.  The Government also produced Planning for 
Town Centres: Practice Guidance on Need, Impact and the Sequential Approach to be read in 
conjunction with the adopted PPS4.

2.3	 PPS4 states the Government’s overarching objective is to achieve sustainable economic growth.  
To help achieve sustainable economic growth, the Government’s objectives for planning are to:

•	 �Build prosperous economies by improving the economic performance of cities, towns, 
regions, sub-regions and local areas, both urban and rural

•	 �Reduce the gap in economic growth rates between regions, promoting regeneration 
and tackling deprivation

•	 �Deliver more sustainable patterns of development, reduce the need to travel, 
especially by car and respond to climate change

•	 �Promote vitality and viability of town and other centres as important places for 
communities.  To do this, the Government wants

◦◦ New economic growth and development of main town centre uses to be focused in 
existing centres, with the aim of offering a wide range of services to communities 
in an attractive and safe environment and remedying deficiencies in provision in 
areas with poor access to facilities

◦◦ Competition between retailers and enhanced consumer choice through the 
provision of innovative and efficient shopping, leisure, tourism, and local services 
in town centres, which allow genuine choice to meet the needs of the entire 
community (particularly socially excluded groups)

◦◦ The historic, archaeological and architectural heritage of centres to be conserved 
and, where appropriate, enhanced to provide a sense of place and a focus for the 
community and for civic activity

◦◦ Raise the quality of life and the environment in rural areas by promoting thriving, 
inclusive and locally distinctive rural communities whilst continuing to protect the 
open countryside for the benefit of all

2.4	 PPS4 includes a series of plan making policies (Policies EC1-EC8) and development control 
policies (EC10-EC19).
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Plan Making Policies

2.5	 Policy EC1.2 states that regional authorities should use evidence to assess the overall need for 
main town centre uses during the plan period and identify deficiencies in the network of centres. 
At a local level, the evidence base should be informed by regional assessments and should 
assess the detailed need for floorspace, any deficiencies in the provision of local convenience 
shopping and the capacity of existing centres to accommodate new town centre development 
(Policy EC1.3).

2.6	 Policy EC3.1 of PPS4 states that regional and local planning authorities should set out a 
strategy for the management and growth of centres including defining a network and hierarchy 
of centres.  This should include making choices about which centres will accommodate any 
identified need for growth in town centre uses considering the expansion of centres where 
necessary.  Identified deficiencies in the town centre network should be addressed by 
promoting centres to a function at a higher level in the hierarchy or designating new centres 
where necessary.

2.7	 Policy EC4 encourages local planning authorities to proactively plan to promote competitive 
town centre environments and provide consumer choice, whilst Policy EC5 states local planning 
authorities should identify an appropriate range of sites to accommodate the identified need for 
future town centre development.

Development Control Policies

2.8	 The relevant development control policies of the document are Policies EC10, EC14, EC15, 
EC16 and EC17.  The requirements of the above policies are summarised below.

2.9	 Policy EC10.2 of PPS4 states that all planning applications for economic development should 
be assessed against the following impacts:

a.	 Ability to limit carbon dioxide emissions and minimise vulnerability and provide resilience 
to climate change

b.	 The accessibility of the proposal by a choice of means of transport

c.	 Whether the proposal secures high quality and inclusive design which improves the quality 
and character of the area

d.	 The impact on economic and physical regeneration of the area and

e.	 The impact on local employment

2.10	 Policy EC14 provides guidance on the supporting evidence that is required to support planning 
applications for town centre uses and states a sequential assessment (Policy EC14.3) and 
impact assessment (Policy EC14.4) are required for main town centre uses, such as retail 
development, which are not in an existing centre and not in accordance with an up to date 
development plan (Policy EC14.3). 
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2.11	 With regards to sequential assessments, Policy EC15.1 states local planning authorities should:

a.	 Ensure sites are assessed for their availability, suitability and viability

b.	 Ensure all in-centre options have been assessed before less central sites are considered;

c.	 Ensure that where it has been demonstrated that there are no town centre sites to 
accommodate a proposed development, preference is given to edge of centre locations 
which are well connected by means of pedestrian access

d.	 Ensure developers have demonstrated flexibility in considering in and edge of centre sites 
(e.g. in terms of scale, car parking and disaggregation)

2.12	 Policy EC16.1 relates to the impact assessment for planning applications for main town centre 
uses (such as retail development) that are not in a centre and not in accordance with an up-to-
date development plan.  This policy states that such development should be assessed against 
the following impact on centres:

a.	 The impact on existing, committed and planned public and private investment in a centre or 
centres in the catchment area of the proposal

b.	 The impact on town centre vitality and viability (including consumer choice and the range 
of quality of comparison and convenience retail offer)

c.	 The impact on allocated sites outside town centres being developed in accordance with the 
development plan

d.	 The impact on in-centre trade/turnover and on trade in the wider area, taking into account 
of current and future consumer expenditure capacity in the catchment area up to five years 
from the time the application is made

e.	 If located in the edge of a town centre, whether the proposal is of an appropriate scale (in 
terms of gross floorspace) in relation to the size of the centre and its role in the hierarchy 
of centres

f.	 Any locally important impacts on centres

2.13	 Policy EC17.1 of PPS4 states that planning applications for main town centre uses that are not 
in an existing centre and not in accordance with an up to date development plan should be 
refused planning permission where:

•	 �The applicant has not demonstrated compliance with requirements of the sequential 
approach (Policy EC15) or

•	 �There is clear evidence that the proposal is likely to lead significant adverse impacts 
in terms of any one of the impacts set out in Policies EC10.2 and 16.1, taking account 
of the likely cumulative effect of recent permissions, development under constructions 
and completed developments

2.14	 Policy EC17.2 states that where no significant impacts have been identified under Policies EC10.2 
and EC16.1, other material considerations such as positive impacts may be taken into account. 
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Regional Planning Policy

London Plan (February 2008)

2.15	 The first London Plan was approved in 2004 and consolidated with alterations in February 
2008.  It is the Regional Spatial Strategy for the capital and sets out the strategic framework to 
meet London’s population and economic growth.

2.16	 It is acknowledged that London has a complex pattern of town centres and the London Plan 
identifies five broad types of town centre: international, metropolitan, major, district and 
neighbourhood centres as highlighted below:

•	 �International Centres (2) – London contains two international centres, the West 
End and Knightsbridge.   These are defined as major concentrations of globally 
attractive centres for comparison shopping

•	 �Metropolitan Centres (11) - Metropolitan Centres are mainly in the suburbs and 
serve wide catchment areas covering several Boroughs and offer a high level and 
range of comparison goods shopping   

•	 �Major Centres (35) - These are important shopping centres with a Borough wide 
catchment, albeit they are smaller in scale and in closer proximity to one another 
than Metropolitan Centres.  Their retail function and attractiveness is based upon a 
mix of convenience and comparison shopping, along with an element of leisure and 
entertainment 

•	 �District Centres (146) – District Centres play an important convenience and service 
role in providing for local communities day to day requirements

•	 �Neighbourhood and Local Centres (1,200 +) – These provide services for local 
communities and are of cumulative strategic significance.  Neighbourhood centres 
have a key role to play in addressing the problems of areas lacking accessible retail 
and other services

2.17	 Annex 1 of the adopted London Plan identifies the following shopping hierarchy for London 
Borough of Hammersmith and Fulham (LBHF) and Royal Borough of Kensington and Chelsea 
(RBKC) centres:

Type of Centre LBHF RBKC
International  Centres Knightsbridge 

(RBKC and Westminster)
Major Centres Hammersmith Kensington High Street

Fulham King’s Road East
District Centres Shepherds Bush Portobello Road

Notting Hill Gate
Fulham Road East
South Kensington
Earls Court Road
King’s Road West
Fulham Road West
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2.18	 Policy 2A.8 and Section 3D sets out strategic policies that will support the development of 
London’s town centres and guides the location of retail and leisure activity. 

2.19	 Policy 2A.8 encourages the future development and enhancement of the vitality and viability 
of designated centres.  This policy also supports the development of a competitive retail sector 
and states that DPD policies should:

•	 �Identify future levels of retail and other needs

•	 �Develop and enhance the network of International, Metropolitan, Major, District and 
specialist centres

•	 �Identify more local and neighbourhood centres and those with distinct roles in 
meeting special needs

•	 �Seek close partnership working with retailers and other stakeholders to identify 
developments that will support delivery of the plan’s objectives, focusing it where 
practicable on town centres and where this is not practicable on the edge of centres

2.20	 Future retail development is promoted within town centres (Policy 3D.1) and such use is 
discouraged outside of town centres.  This policy also supports a wide role for town centres 
as locations for leisure/cultural activities, as well as business and housing and their role in 
developing a sense of place and identity for sustainable local communities.

2.21	 Policy 3D.2 states DPD policies should assess the need and capacity for additional retail 
development within centres, relate the scale of retail development to the role and function 
of the centre, encourage additional comparison goods in larger town centres and additional 
convenience goods in smaller centres (especially district centres) to secure a sustainable 
pattern of retail provision.  The policy also states that existing edge or out of centre retail should 
be managed in line with the sequential approach.

2.22	 Where major schemes are proposed outside of identified centres, the London Plan states that 
the following key considerations should apply:

•	 �the likely harm to the spatial development strategy

•	 �the likely impact of the development on the vitality and viability of existing town centres 

•	 �their accessibility by a choice of means of transport, taking account of the importance 
of fostering public transport use in London

•	 �their likely effect on overall travel patterns and car use

Draft Replacement London Plan (October 2009)

2.23	 The London Plan is in the process of being reviewed, with the draft Replacement London Plan 
(RLP) being published for consultation in October 2009.  This document as been through an 
Examination in Public (EiP) at the end of 2010. The EiP Panel report was published on 3rd May 
2011 with the adoption of the document anticipated later this year. 
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2.24	 This document identifies Earls Court and West Kensington as an Opportunity Area (ECWKOA) 
with the potential employment capacity of 7,000 and a minimum of 2,000 homes.  Annex 1 of 
this document states:

“The Area presents a significant opportunity for regeneration comprising estate renewal and 
housing and employment growth.  A comprehensive approach should be taken to planning 
the future of the exhibition complex, the Transport for London Lillie Bridge depot, the local 
authority housing estates and other sites in the vicinity.  The potential for a strategic leisure, 
cultural, and visitor attraction and strategically significant offices should be explored with 
retail, hotels and supporting social infrastructure…..”  

2.25	 A Statement of Common Ground has been agreed by C&C, LBHF and RBKC and submitted 
to the EiP Panel.  The Statement has been agreed by the GLA and TfL and the Mayor issued 
a statement to the EiP (dated 7th October 2010) recommending changes be made to the Draft 
Replacement London Plan (Annex 1).  These comprise: 

•	 An increase in the area of ECWKOA from 31 to 36 hectares

•	 �A change to the Strategic Policy Direction for ECWKOA stating that development 
capacity is “likely to be significantly higher” than the figures given in Annex 1 of the 
draft Replacement London Plan

•	 �The minimum homes figure for ECWKOA should be changed from 2,000 to 4,000 
and

•	 �An update on the progress of the OAPF to indicate that a planning framework is in 
preparation

2.26	 The EiP Panel Report (May 2011) allocates ECWKOA for a minimum of 4,000 homes and an 
indicative 7,000 jobs.

2.27	 Policy 2.13 of the RLP relates to Opportunity Areas and Intensification Areas.  This policy 
states that Opportunity Areas are the capital’s major reserves of brownfield land with capacity 
to support significant new housing, commercial and other development.  In addition, during the 
Examination in Public for the RLP, the Mayor amended the text relating to recognise that it may 
be appropriate to designate new town centres in OA’s, particularly those with significant levels 
of new mixed use development.  The precise wording of paragraph 2.63A is as follows:-

“May be appropriate to designate new town centres, particularly in Opportunity Areas identi-
fied for significant levels of mixed use development including town centre uses such as retail 
or leisure. These can offer sustainable locations for new development and fulfil the objec-
tives set out in paragraph A of Policy 2.15. New town centres that complement the existing 
network of centres can serve areas of existing deficiency as well as meeting demand gener-
ated by new growth.”

2.28	 Draft Policy 2.13 highlights that development proposals for the identified Opportunity Areas should 
support the strategic policy directions set out in Annex 1 of the document, seek to optimise residential 
and non-residential densities, provide necessary social and other infrastructure to sustain growth 
and where appropriate, contain a mix of uses.
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2.29	 Annex 2 of the Draft Replacement London Plan (2009) identifies London’s town centre network and 
highlights the five broad types of town centre classifications:

•	 �International centres – London’s globally renowned retail destinations with a wide 
range of high-order comparison and specialist shopping

•	 �Metropolitan centres – serve wide catchments and can extend over several Boroughs 
and into parts of the wider south east region (typical contain 100,00 sq m retail 
floorspace with a significant proportion of high-order comparison goods)

•	 �Major centres – typically found in inner and some parts of outer London with a 
borough-wide catchment. Generally contain over 50,000 sq m of retail floorspace 
with a relatively high proportion of comparison goods

•	 �District Centres – distributed more widely than the Metropolitan and Major centres, 
providing convenience goods and services for more local communities (typically 
contain between 10,000 sq m and 50,000 sq m retail floorspace) and

•	 �Neighbourhood and more local centres – typically serve a localised catchment and 
include local parades and small clusters of shops, mostly for convenience goods and 
other services

2.30	 The following shopping hierarchy for London Borough of Hammersmith and Fulham (LBHF) 
and Royal Borough of Kensington and Chelsea (RBKC):

Type of Centre LBHF RBKC
International Centres N/A Knightsbridge (RBKC and West-

minster)
Metropolitan Centres Shepherds Bush N/A
Major Centres Hammersmith Kensington High Street

Fulham King’s Road East
District Centres N/A Portobello Road

Notting Hill Gate
Fulham Road East
South Kensington
Earls Court Road
King’s Road West
Fulham Road West

2.31	 More general retail and town centre policies are covered within Draft Policies 2.15, 4.7 and 
4.8 of the document.  Policy 2.15 seeks to co-ordinate the development of town centres and 
encourages capacity for retail development to be brought forward within town centres. 

2.32	 Draft Policy 4.7 states that the scale of retail, commercial and leisure development should be 
related to the size, role and function of the centre and its catchment.  Retail development should 
be focused on site within centres, or if no in-centre sites are available, on sites on the edge of 
centres that are, or can be, well integrated within the existing centre and public transport.  This 
policy also states that out of centre development should be resisted.
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2.33	 Draft Policy 4.8 states the majority of comparison goods capacity should be directed to 
International, Metropolitan and Major Centres whilst convenience retail development should be 
encourages in smaller District and Neighbourhood Centres.

Local Policy

2.34	 The Earls Court falls within both LBHF and RBKC.  As such, this report needs to take into 
consideration existing and emerging town centre and retail policies from both Boroughs.

London Borough of Hammersmith and Fulham (LBHF)

2.35	 The Council has saved certain UDP policies related to retail and town centres until the emerging 
Core Strategy and Generic Development Management Policies documents are adopted.

Saved UDP Policies

2.36	 Policy G7A of the adopted UDP states that an adequate range of convenient and environmentally 
sustainable shopping facilities available to all sections of the community will be sought.  This 
will be achieved by resisting shopping facilities that are likely to be major generators of transport 
demand and proposals not supported by retail evidence in terms of need, sequential approach, 
impact and accessibility, as well as seeking to retain and improve shopping needs for everyday 
needs in key local shopping centres and other locations.

2.37	 Policy G9A identifies Hammersmith, Fulham and Shepherds Bush as Town Centres and 
promotes the regeneration of these centres by enhancing their vitality and viability as places for 
shopping, services, entertainment and other facilities, together with employment and residential 
uses.  Of these centres, Fulham Town Centre is the closest in proximity to the application and 
the northernmost part of the town centre boundary along North End Road is located adjacent 
to the application site.

2.38	 Policy TC1 promotes major new shopping development on town centre sites unless identified 
for other uses under the site proposals chapter if there is a demonstrable quantitative and 
qualitative need for additional retail facilities.

2.39	 Policies TC2 and TC3 seek to prevent the removal of Class A1 floorspace both within designated 
Primary Retail Frontages (TC2) and outside such frontages (TC3) of the three town centres.

2.40	 Policy SH1 states the Council will seek to retain and improve accommodation for suitable 
Class A uses.  In town centres and key local centres where redevelopment is necessary, 
replacement Class A floorspace will normally be required.  Outside such centres the Council 
will normally require replacement Class A floorspace unless there is satisfactory alternative 
shopping provision.

2.41	 Policy SH3 and Appendix 9.2 identifies 19 Key Local Centres within the Borough.  North 
End Road (West Kensington) runs along the western boundary of the application site and is 
identified as a Key Local Centre.  
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2.42	 Beneath Key Local Centres, the Council has identified numerous Protected Shopping Parades 
and Clusters (Appendix 9.3), although none of the above are located in proximity to the 
application Site.

LBHF Core Strategy Proposed Submission document

2.43	 LBHF has consulted on the Core Strategy Proposed Submission document in October 2010 
and the EiP took place in April 2011. This document is due to be adopted later this year. 

2.44	 Strategic Policy C sets out the ‘Hierarchy of Town and Local Centres’ and follows the draft 
Replacement London Plan by allocating Shepherds Bush as a Metropolitan Centre, and 
Hammersmith and Fulham as Major Centres.  Beneath these centres, this policy identifies 
five Key Local Centres, 16 Neighbourhood Parades and 6 Satellite Parades.   North End Road 
(West Kensington) continues to be allocated as a Key Local Centre.

2.45	 The policy states that the priority for Fulham Major Centre is to regenerate the northern end of 
the centre which is run down and in need of significant new investment by the provision of more 
and improved shopping.  The focus will be shopping and local services, and leisure activities 
that do not have adverse impacts on surrounding residential areas.

2.46	 The emerging Core Strategy identifies the North Fulham Regeneration Area (NFRA) which 
includes part of the ECWKOA (the remainder lying within RBKC) and the northern part of 
Fulham Town Centre (along the junction of North End Road and Lillie Road). ‘Strategic Policy 
NFRA’ identifies two sites for development in this area:

•	 �Site 1 – ECWKOA land within LBHF including Earls Court Exhibition Centre 2 and 
Seagrave Road car park, Lillie Bridge Depot, West Kensington and Gibbs Green 
estates, and adjacent land (original Earls Court Exhibition Centre is within RBKC 
boundary) and

•	 �Site 2 – This site includes properties on the western side of North End Road at the 
junction of North End Road and Lillie Road as well as Chuter Ede House and Coomer 
Place car park 

2.47	 ‘NFRA Strategic Site 1’ is identified as a regeneration led mixed use scheme which has the 
potential to become a major new neighbourhood for the Borough and West London providing 
significant new housing, employment, hotels, leisure, offices and associated facilities including 
shops for day to day needs.  

2.48	 The policy states the impact of the development would be to bring significant regenerative 
benefits to the rest of the regeneration area and surrounding area, which will greatly enhance 
the economic health of North End Road (particularly the area between Lillie Road and St 
John’s Church).  The policy highlights the environmental problems associated with the Street 
Market along North End Road (including limited footway width and pedestrian movement, and 
restricted traffic).  The policy advocates the relocation of the street market to an off-street 
location, but highlights that dialogue should take place with street traders to ensure a logical 
solution that contributes to the wider regeneration of the area.
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2.49	 ‘NFRA Strategic Site 2’ identifies the particular opportunity for regeneration of the North End 
Road and Lillie Road frontage together with Chuter Ede House which forms part of the Clem 
Atlee estate to provide a shopping mix of town centre uses and housing.  New shopping should 
provide the opportunity for independent shops and any development should be taken to provide 
a new off-carriageway location for the North End Road street market (e.g. within a wide footway 
or market square).

2.50	 The document highlights that new development in Fulham town centre have been focused on 
the south of Fulham town centre (Fulham Broadway), which has become known as a vibrant 
bar and café, whilst North End Road has continued to decline and has seen little private 
investment.  The document highlights that a shopping based scheme within the stretch of street 
from Coomer Place to Lillie Road would strengthen the northern part of the town in readiness 
for the increased trade resulting from the regeneration of ECWKOA.

Generic Development Management (GDM) Options

2.51	 LBHF has prepared a GDM Options document which underwent consultation in November 
2009.  The document will be subject to further consultation at the Proposed Submission stage 
before being submitted to the Secretary of State for Examination in Public.  Once adopted, the 
policies within this document will replace the remaining saved UDP policies.

2.52	 Preferred Option D relates to town centres and this policy seeks to ensure shopping provision 
to meet the needs of local residents, workers and visitors by defining town centre boundaries 
and primary and secondary retail frontages, managing uses in the primary and secondary retail 
frontages, and providing a range of shop sizes and affordable retail space for independent 
traders for new large scale retail developments of over 1,000 sq m.

2.53	 The Council’s Preferred Option for Key Local Centres and other centres lower in the retail 
hierarchy is to provide a mix of activities in such centres. This can be achieved by restricting 
the number of non-shopping uses and controlling the number of uses in Class A3-A5 and Sui 
Generis use. The Council also seeks to allow the provision of local service uses (non-A1 Use 
Class uses) such as small offices and community services subject to the retention of sufficient 
shopping provision.

West London Retail Needs Study Update (WLRNSU, 2010)

2.54	 Roger Tym & Partners have prepared a West London Retail Needs Study Update (WLRNSU, 
2010) to estimate the capacity for future retail development in the LBHF, Ealing and Hounslow. 

2.55	 The Study highlighted that in 2009 the Borough retains 40.4% of comparison expenditure and 
69.9% of convenience expenditure.  Both of these figures are an increase from 2006, due in 
part to the Westfield shopping centre. The report highlights that the Borough’s main comparison 
spending competition is from Central London and other inner London high profile destinations 
such as Kensington High Street or Kings Road.
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2.56	 The document identified the following capacity for future retail development in the Borough to 2021:

Comparison Quantitative Need to 2021

Scenario A
(gross sq m)

Scenario B
(gross sq m)

Scenario C
(gross sq m)

Shepherd’s Bush 41,400 34,200 41,400
Hammersmith 17,200 16,100 17,20
Fulham 7,800 7,700 7,800
Total for LBHF 74,500 66,100 74,500

Convenience Quantitative Need to 2021	

Scenario A
(gross sq m)

Scenario B
(gross sq m)

Scenario C
(gross sq m)

Shepherd’s Bush 1,200 1,600 4,300
Hammersmith 2,200 9,600 2,200
Fulham 1,100 9,500 1,100
Total for LBHF 4,600 20,600 7,600

2.57	 The above tables show there is capacity for between 66,100 sq m gross and 74,500 gross sq 
m of comparison floorspace for LBHF by 2021.  The convenience element is more limited and 
estimates the capacity for between 4,600 sq m gross and 20,600 sq m gross of convenience 
floorspace within the Borough by 2021.

2.58	 Fulham is the nearest centre to the application Site and the above highlights that there is likely 
to be capacity for between 7,700 sq m and 7,800 sq m comparison floorspace within Fulham by 
2021, and between 1,100 sq m and 9,500 sq m convenience floorspace within Fulham by 2021.  
These figures however do not take into consideration the increase in retail expenditure which 
would arise from the residential and office aspects of the Earls Court proposals.

2.59	 The WLRSNU summarises the key issues with the three main centres in LBHF as identified 
in the GVA West London Study 2006 and the GLA 2009 Health Checks data (Hammersmith 
Major Centre, Fulham Major Centre and Shepherds Bush Metropolitan Centre).

2.60	 Hammersmith Major Centre is deemed to be performing well with high rents compared to other 
centres and low vacancies rate of circa 7%.  The centre has a good range of national multiple 
retailers and a strong fashion offer, although only one department store (Marks & Spencer). 
Negative points include traffic congestion impacting on the environmental quality and dated 
exterior to the Kings Mall shopping centre.

2.61	 Fulham Major Centre has a good range of convenience retailers, high rents and a reasonable 
vacancy rate of 9% (para 9.16). However, the Study noted that environmental quality varies 
throughout the centre and the heavy traffic along North End Road creates a poor quality 
pedestrian environment (in particular from Coomer Place to Lillie Road which includes a 
number of poor quality properties).
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2.62	 Shepherds Bush is due to be designated as a Metropolitan Centre due to the opening of 
Westfield Shopping Centre, which has significantly increased the size of the centre. The centre 
is accessible and within walking distance to several underground stations and an overground 
station as well as buses.  

2.63	 The WLRNSU provides an audit of neighbourhood centres within LBHF.  The Study confirms 
that North End Road Key Local Centre is performing strongly and contains most of the type of 
units that you would expect in a local centre. 

Royal Borough of Kensington and Chelsea (RBKC) 

2.64	 RBKC adopted their Core Strategy in December 2010.  This document has superseded the 
previously saved shopping policies from the UDP and as such, is the main reference point for 
retail related policies at a local level.

RBKC Core Strategy (adopted December 2010)

2.65	 The adopted Core Strategy sets out the vision and spatial strategy for future development in 
RBKC up to 2028 and provides specific strategic policies, development management policies 
and site allocations.

2.66	 Section 1 of the adopted Core Strategy sets out the spatial strategy for the Borough, setting out 
the main issues facing the Borough, the vision for the Borough, where development is planned 
and how this will affect the 14 key places in the Borough.

2.67	 Policy CV1 ‘Vision for the Royal Borough: Building on Success’ highlights that the deficiency 
in local shopping will be addressed with new town centres at Kensal and Latimer and the 
Earl’s Court Opportunity Area.  The policy supports enhancing the reputation of the Borough’s 
national and international destinations (including Earls Court) by encouraging retail and cultural 
activities in particular.

2.68	 Strategic Policy CO2 ‘Fostering Viability’ encourages enhancing the quality of life in the Borough 
by a variety of cultural, creative and commercial uses (including retail), which can contribute to 
the well being of residents. 

2.69	 Core Policy CP1 ‘Quanta of Development’ highlights that the Council will provide 26,150 sq m 
comparison retail floorspace by 2015 in the south of the Borough, with there being little need 
in the north and centre of the Borough. To deliver this level of comparison retail in the south of 
the Borough, the Council propose to identify sufficient small sites with the potential for retail 
development to meet the identified capacity.

2.70	 Chapter 10 of the Core Strategy relates to Earls Court.  This section of the Core Strategy 
highlights that Earl’s Court Neighbourhood Centre provides local shops and community services 
to residents, and that RBKC recognises the importance of this shopping centre to cater for local 
needs.  However, paragraph 10.3.10 of the document highlights that the ECWKOA is deficient of 
access to neighbourhood or higher order shopping facilities and that the Council will therefore 
support a new centre in this location, which includes retail provision supporting the day to day 
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needs of the development and other acceptable town centre uses in line with Policy CA7 of the 
Core Strategy.  Policy CP10 related to Earls Court highlights that the Council will ensure an 
attractive ‘urban-village’ environment and will resist development proposals that will prejudice 
the opportunities for the wider regeneration of the area.

2.71	 Section 2 of the adopted Core Strategy is the Delivery Strategy and sets out Allocations and 
Designations (Section 2A), Policies and Actions (Section 2B), Infrastructure (Section 2C) and 
Monitoring, Risks and Contingencies (Section 2D).  In terms of ‘Allocations and Designations, 
RBKC has identified eight Strategic Sites, which are sites where great change is envisaged.  
This includes Earls Court, which incorporates Warwick Road (Chapter 25) and the Earls Court 
Exhibition Centre (Chapter 26).

2.72	 The allocations related to Warwick Road include five sites, which are outside of the Earls Court 
site boundary.  The southernmost allocated site along Warwick Road is the existing Tesco at 
100 West Cromwell Road, although no retail development is allocated for any of the five sites 
within the document.

2.73	 Policy CA7 provides development parameters for the RBKC element of the Earls Court Site and 
allocates the following development:

•	 Minimum of 500 homes within RBKC

•	 Minimum of 10,000 sq m office floorspace

•	 �Retail and other uses within the A Class to serve the day-to-day needs of the new 
development

•	 Significant cultural facility, other non-residential uses, social and community uses

•	 On-site waste management facilities and 

•	 Low or carbon neutral development

2.74	 Section 2B of the Core Strategy highlights the detailed development management policies for 
the Borough.  Policy CK2 is related to local shopping facilities and states that the Council will 
ensure opportunities exist for convenience shopping throughout the Borough, and will protect 
individual shops outside of designated centres.

2.75	 Policies CF1-CF3 provide the main retail policies for the Borough. Policy CF1 Location of New 
Shop Uses states the Council will ensure vital and viable town centres through a town centre 
first approach to new retail floorspace.  In order to deliver this the Council will support the creation 
of new floorspace within centres; require new retail development with a floor area of 400 sq m GEA 
or more to be located in higher order centres or within sites adjoining such centres.  

2.76	 This policy specifically supports the establishment of a new centre within the ECWKOA with 
retail provision to serve the day-to-day needs of the development, and that any new centre 
must comply with the requirements in PPS4 and be of a scale that does not have a detrimental 
impact on existing centres. Where retail development does not comply with the above, it must 
be demonstrated that proposals meet the sequential assessment and that the development 
would not have a demonstrable impact on existing centres.
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2.77	 Policy CF2 highlights the retail hierarchy of the Borough covers four different levels:

•	 International Centre: Knightsbridge

•	 Major Centres: King’s Road (East) and Kensington High Street

•	 �District Centres: South Kensington, King’s Road (West), Notting Hill Gate, Fulham 
Road (Fulham Road West in the London Plan) and Brompton Cross (Fulham Road 
East in the London Plan) and

•	 �Neighbourhood Centres: numerous centres including Earls Court Road and Old 
Brompton Road West 

2.78	 Portobello Road and Westbourne Grove are designated as Special District Centres due to their 
unique function as having both local and international draw. The document states Earls Court 
Road has been classified as a Neighbourhood rather than a District Centre to reflect its primary 
role of serving the day-to-day needs of local people.

2.79	 Policy CF2 Retail Development within Town Centres states the Council will promote vital and viable 
town centres to ensure the character and diversity of the Borough’s centres are maintained.  In 
order to achieve this, the Council will require the scale and nature of town centre development to 
reflect the role and function of the centre in the above retail hierarchy.  This policy also encourages 
a range of shop unit sizes in new major retail development (resisting the amalgamation of units) 
and also the provision of affordable shops in new large scale retail development.

2.80	 Policy FC3 is related to the diversity of uses within centres and highlights that the Council will 
seek to protect and promote a diverse range of shops within centres and that these uses will be 
supported by a range of complimentary town centre uses.  This includes protected primary and 
secondary retail frontages by providing thresholds of units to be retained within Class A1 use.

2.81	 Policy CF4 Street Markets confirms that the Council will ensure street markets remain a vibrant 
part of the Borough’s retail offer and street markets such as Portobello Road, Golborne Road 
and Bute Street will be protected.  This policy also highlights that new/expanded street markets 
will be supported if it fits with the broader retail strategy.

RBKC Retail Study (2008)

2.82	 The latest RBKC retail Study was prepared by NLP in July 2008 to provide an assessment of 
the retail and leisure needs within the Borough, as well as providing health checks for the main 
centres within the Borough.

2.83	 The Study highlights the following capacity for future retail development within RBKC:

Type of Floorspace Capacity (2015)    sq m 
gross

Capacity (2020)    sq m 
gross

Capacity (2028)   sq m 
gross

Convenience 5,181 to 13,404 8,311 to 16,898 11,027 to 19,936
Comparison 27,777 69,712 144,881

Source: Tables 22.1 and 22.2 of NLP Retail Study (2008) 
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2.84	 The convenience capacity assessment highlights that a small amount of the identified capacity 
should be assigned for small stores/shops (1,064 sq m by 2015, 277 sq m by 2020 and 3,480 
sq m by 2028), with the remainder of identified convenience capacity being appropriate for food 
stores (greater than 200 sq m net).

2.85	 The document highlights that vacant units within main and local centres could accommodate 
the projection for small stores/shops for the foreseeable future. However, the document states 
that the high growth projection for convenience floorspace could be difficult to accommodate 
in the Borough, although this may not be a major problem as foodstores in RBKC may trade 
above national averages due to higher customer expenditure and overhead.

2.86	 The document does however state that the potential for large foodstores (over 1,000 sq m net) 
should also be considered to relieve high trading levels in existing large foodstores.

2.87	 In terms of comparison floorspace, the majority of capacity is identified within the centres to the 
south of the Borough including Knightsbridge, Kings Road, Fulham Road and South Kensington 
(25,674 sq m gross in 2015, 53,137 sq m gross in 2020, and 102,565 sq m in 2028).  There is 
an opportunity for circa 5,000 sq m gross comparison capacity to be absorbed by vacant units 
within centres in the south of the Borough, although in the medium to long term it is recognised 
that proposals within or on the edge of the main centres could be appropriate (such sites will 
be identified within the Council’s LDF).

2.88	 Any major comparison proposals outside of designated centres will need to be considered 
carefully and the cumulative impact of the proposal along with other schemes in the pipeline 
should be considered, and a need, sequential and impact assessment would be required for 
such schemes.

2.89	 The document states that the remaining centres (i.e. outside of centres in the south of the 
Borough) should simply focus on retaining Class A1 floorspace as opposed to identifying a 
need for future floorspace.

Earls Court West Kensington Opportunity Area Draft SPD (March 2011)

2.90	 This document is a draft SPD prepared jointly by the GLA, LBHF and RBKC to provide detail to the 
policies contained within the LBHF’s submission Core Strategy (January 2011) and RBKC’s adopted 
Core Strategy (December 2010), as well a supplementary detail to the Mayor’s draft Replacement 
London Plan.

2.91	 The draft document was for the subject of public consultation in March-April 2011 and will be 
subject to a second round of public consultation in the summer of 2011.  It is envisaged that the 
SPD will be adopted towards the end of 2011/early 2012.
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2.92	 Section 8 of the draft SPD is related to retail development.  The document confirms that Roger Tym 
& Partners have been commissioned to conduct a Retail Needs Assessment for the Opportunity 
Area (December 2010), which identifies the following retail capacity within the Study Area:

•	 �The Capacity Assessment for the Study Area highlights between 34,100 sq m and 
38,200 sq m gross Class A floorspace (excluding Class A1 Service and Class A2) by 
2016, rising to between 62,300 sq m and 71,300 sq m by 2021.  This is split as follows: 

◦◦ Convenience - between 5,100 sq m gross and 6,000 sq m gross of convenience 
floorspace in the study area by 2016, rising to between 7,500 sq m and 9,300 sq m 
gross by 2021

◦◦ Comparison - between 22,300 sq m gross and 24,600 sq m gross comparison 
floorspace within the study area by 2016, rising to between 42,100 sq m and 47,300 
sq m gross comparison floorspace by 2021

◦◦ Class A3-A5 - between 6,700 sq m gross and 7,600 sq m gross floorspace within 
the study area by 2016, rising to between 12,700 sq m and 14,700 sq m by 2021 

(NB the Study Area for the Roger Tym & Partners needs assessment incorporates the ECWKOA and centres within LBHF 
and RBKC including Fulham, Hammersmith, Fulham Road, Kensington High Street).

2.93	 The above figures are for the whole Study Area and the evidence base document takes 
the capacity assessment further and identifies the following theoretical capacity within the 
ECWKOA: 

•	 Between 12,700 sq m and 14,200 sq m gross Class A1-A5 floorspace by 2016, 
increasing to between 23,600 sq m and 27,200 sq m gross floorspace by 2021 

•	 When using an enhanced market share for Fulham, the capacity increases to between 
16,000 sq m and 18,000 sq m Class A1-A5 floorspace by 2016, rising to between 
29,300 sq m and 34,100 sq m by 2021.

2.94	 The above capacity assessments for the whole Study Area and the ECWKOA highlight there is 
capacity to support retail development (Class A1-A5) totaling 30,000 sqm as part of the Earls 
Court redevelopment proposals.  

2.95	 The document clearly states that the capacity identified within the study can be largely absorbed 
by existing centres.  The document identifies numerous sites for potential retail and mixed use 
development within existing centres in LBHF and RBKC which Roger Tym & Partners believe 
could accommodate the majority of the retail capacity.  The list of sites identified within the 
document has formed the basis of our sequential assessment in Section 8 of this report. 

2.96	 The draft SPD and Roger Tym & Partners evidence base documents both highlight that a new 
centre within the ECWKOA will most probably be of neighbourhood scale and predominately 
convenience with a local supermarket, services and some complimentary comparison shopping.

2.97	 Key Principle EDS5 of the draft SPD states that proposals for retail within the ECWKOA must 
be accompanied by a Retail Impact Assessment at each phase of development.
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2.98	 The document also states that the distribution of any retail must be well integrated with existing 
centres and address deficiencies to local shopping facilities (Key Principles EDS6).  This policy 
also highlights that any retail should be steered in a sequential manner to existing centres, 
followed by edge of existing centre, clusters around public transport hubs and a new centre at 
the heart of the Opportunity Area.

2.99	 The document also states that retail should reflect the phasing of development and be linked 
to population uplift (Key Principle EDS7), the priority of unit sizes is narrow frontage units (Key 
Principle EDS8), and that land should be allocated for the potential relocation of North End 
Road Street Market (Key Principle EDS9)
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3	 The Site & Surrounding Area
The Earls Court Site

3.1	 The Earls Court Site occupies an area of approximately 29 hectares and is located in both the 
London Borough of Hammersmith and Fulham (LBHF) and the Royal Borough of Kensington 
and Chelsea (RBKC), in west London. 

3.2	 The Earls Court Site along with the Seagrave Road Car Park (Planning Application 3) comprises 
land collectively described within the draft Replacement London Plan as the Earls Court and 
West Kensington Opportunity Area (ECWKOA).

3.3	 The Earls Court Site is bounded to the north east by Philbeach Gardens, to the east by Eardley 
Crescent, to the south east by Lillie Road, to the north west by West Cromwell Road and to the 
south west by North End Road (Refer to Figure 4 below). 

3.4	 The LBHF and RBKC administrative boundary bisects the Earls Court Site along a north west/
south east axis from Lillie Road to West Cromwell Road. 

3.5	 The buildings that occupy the Earls Court Site comprise primarily the Earls Court Exhibition Centre 
building (EC1) and Earls Court Exhibition Hall 2 building (EC2), the Empress State Building, West 
Kensington and Gibbs Green Estates and the Lillie Bridge Depot and railway buildings. 

3.6	 The Exhibition Centre buildings form the largest component within the Earls Court Site and take 
up approximately a third of the Earls Court Site. The Empress State building at 31 storeys is 
the highest building within the immediate area. The west Kensington and Gibbs Green Estates 
to the West of the Earls Court Site are typically 1960s in their form and character and primarily 
comprise residential buildings (760 units) of four to five storeys. The remainder (northern and 
central portion) of the Earls Court Site is taken up by railway infrastructure and the Lillie Road 
Depot buildings which are used as a maintenance facility by Transport for London (TfL) and 
comprises a series of train sheds, industrial and office buildings, including Ashfield House, an 
existing 10 storey office building.

3.7	 In addition to the above, there are other buildings within the Earls Court Site which include 
the Gibbs Green School, bus facility adjacent to the Empress State Building, Cluny Mews 
and Clear Channel Building and Rootstein Mannequin Factory. A fuller list is set out within the 
Development Specification.

3.8	 Table 1 below sets out detail relating to the uses and approximate total floorspace for the 
existing Earls Court Site. 
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Table 3.1: Total Existing Floorspace

Land Use Description Use Class Floorspace (sqm)

Residential C3 71,006 

Exhibition Centre D1 143,129

Commercial B1-8 / A1-5 68,343

Education / Community Uses D1 1,996

Lillie Bridge Depot Sui generis 27,567

Total 312,041

Surrounding Area

3.9	 The area surrounding the Earls Court Site is predominantly residential in nature. To the north 
and east of the Earls Court Site, building heights are typically of between four and seven 
storeys and comprise of a large number of Victorian terraced housing of up to 5 storeys in 
height. Along Warwick Road and the adjoining streets to the east, a large number of mansion 
blocks dominate and are up to eight storeys in height. 

3.10	 Immediately to the north west of the Earls Court Site is the West Cromwell Road Bridge and an 
existing Tesco store (100 West Cromwell Road, W14 8PB). 

3.11	 To the south east of the Earls Court Site is Brompton Cemetery, (16 hectares) a large publicly 
accessible area. Further to the east, the area is characterised by distinctive garden square.  

3.12	 The area immediately to the south east of the Earls Court Site is characterised by grids of 
streets that align in an east west orientation, comprising largely of terraced streets. The area 
is also interspersed with more contemporary apartment buildings of predominantly four - six 
storeys in height. 

3.13	 To the south west of the Earls Court Site, the area is characterised by a large number of 
Victorian east west orientated streets comprising of terraced properties and mansion blocks, 
which are concentrated around Queens Club Gardens. 

3.14	 To the north and west, within the immediate area, the Earls Court Site is dominated by large 
buildings of typically up to eight storeys in height with large footprints comprising a mixture of 
commercial and residential uses. Further from the Earls Court Site the area is characterised by 
a number of pedestrianised housing estates and east to west aligned streets. 
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4	 Proposed Development 
4.1	 The Development Specification provides full details of Earls Court redevelopment proposals.

4.2	 As highlighted in Section 1 of this report, there are two Development Options that need to be 
assessed within this document:

•	 �Development Option (Site Wide) - This option relates to the whole of the Earls Court 
Site.  It results from the combination of Planning Applications 1 and 2 and 

•	 �Development Option (RBKC) - This option relates to the scheme proposals within 
RBKC.  It comprises the implementation of Planning Application 1

4.3	 The use content of each Development Option is set out in the tables below.

Table 4.1 – Development Option (Site Wide)

Land Use Maximum Floorspace (sq m) GEA
Residential 757,447 sq m (6,775 units)
Office 120,615
Retail 29,430
Hotel 19,023
Leisure 14,109
Private Hospital 11,687
Education/Community/Health/Culture 18,221
Ancillary (parking/plant etc) 164,162
Stabling 10,205
Total 1,144,899

Table 4.2 – Development Option (RBKC)

Land Use Maximum Floorspace (sq m) GEA
Residential 143,503 sq m (1,016 units)
Office 15,850
Retail 3,700
Hotel 10,513
Leisure 2,000
Education/Community/Health/Culture 550
Ancillary (parking/plant etc) 25,922
Stabling -
Total 202,038
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Development Option (Site Wide)

4.4	 Table 4.1 above highlight that Development Option (Site Wide) would consist of a maximum of 
29,430 sq m Class A1-A5 retail floorspace and 14,109 sq m Class D2 leisure. 

4.5	 This development option will cover six phases with the total level of retail identified in Table 3 below:

Table 4.3 – Retail per phase for Development Option (Whole Site)

Phase Max Floorspace GEA (sq m)
1 3,700
2 9,967
3 10,500
4 1,286
5 2,474
6 1,503
TOTAL 29,430

4.6	 The following split between Class A1 convenience, Class A1 comparison and Class A3-A5 is 
envisaged for this Development Option:

•	 Maximum Convenience = 5,000 sq m gross (3,250 sq m net) 

•	 Maximum Comparison = 15,000 sq m gross (11,250 sq m net) 

•	 Maximum A3-A5 = 9,430 sq m gross 

4.7	 There would likely be a certain level of Class A1 service (e.g. travel agent, hairdressers etc) and 
Class A2 (e.g. bank, estate agents etc) floorspace.  This type of floorspace would not normally 
be included within the Class A1 comparison floorspace.  However, in order to undertake a 
fully robust assessment, we have decided to include a worst case scenario of 15,000 sq m 
comparison floorspace when realistically the level of comparison floorspace may be below this 
level to take into consideration some Class A1 service and Class A2 floorspace.

4.8	 There are certain overlaps between phases. As such, three broad design years for the retail 
element of phases to be completed are highlighted below:

•	 Design Year 2016 = Phase 1

•	 Design Year 2022 = Phase 2-4

•	 Design Year 2028 = Phase 5-6

4.9	 There is a particular overlap between Phases 2-4, which has made it difficult to split these phases 
further.  The below table highlights the gross and net retail split we envisage at each phase:
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Table 4.4 – Phasing and Retail Split Proposed for Earls Court Development Option (Whole Site)

Design Year/
Phase

Amount of Retail 
(sq m gross)

Retail Split 
(sq m gross)

Retail Split 
(sq m net)

Design Year 1  
2016 - Phase 1

3,700 sq m 1,000 sq m conv
2,700 sq m A3-A5

650 sq m conv

Design Year 2 
2022 - Phases 2-4

21,753 sq m 3,000 sq m conv
13,000 sq m comp
5,753 sq m A3-A5

1,950 sq m conv
9,750 sq m comp

Design Year 3
2028 - Phases 5-6

3,977 sq m 1,000 sq m conv
2,000 sq m comp
977 sq m A3-A5

650 sq m conv
1,500 sq m comp

TOTAL 29,430 sq m

4.10	 In terms of leisure floorspace, Development Option (Whole Site) includes 14,109 sq m GEA.  It 
is proposed that 2,000 sq m will be included within Phase 1 and 12,109 sq m will be included 
within Phase 3.

4.11	 The initial leisure offering within Phase 1 would likely be gym/spa use to serve local residents 
generated from this phase.  There will be a much greater leisure offering at Phase 3 which we 
envisage being a sports centre to include 5 a side football pitches, swimming pool etc.  There 
could also be a leisure complex around Empress State building which would most likely include 
a small cinema and/or music venue. Further information on the leisure offering is discussed in 
the Retail and Leisure Strategy section below:

Development Option (RBKC)

4.12	 Table 4.2 highlights the proposed level of retail and leisure floorspace for Development Option 
(RBKC) and highlights that there would be 3,700 sq m GEA Class A1-A5 retail floorspace and 
2,000 sq m leisure floorspace (Class D2).

4.13	 Development Option (RBKC) only includes retail and leisure floorspace from Phase 1 (2016).  
Table 4.4 highlights the retail split for Phase 1 as follows:

•	 Convenience = 1,000 sq m gross

•	 Class A3-A5 = 2,700 sq m gross

4.14	 As such, there is no comparison floorspace proposed as part of this Development Option.  We 
do not consider comparison retail to be appropriate as there would only be 945 residential units 
within Phase 1 (i.e. 2016) and consequently, we do not consider that there would be the critical 
mass within Earls Court to support comparison floorspace at this stage.  Instead, we consider it 
more appropriate to include convenience floorspace and food and drink uses to serve the local 
population and residents at Phase 1. 
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5	 Retail Strategy 
5.1	 The objective of the Earls Court development proposals is to provide a retail, leisure and office 

quarter at the heart of a new centre within the ECWKOA. The retail element will serve both local 
residents/workers in terms of their day to day needs, as well as, for example, bringing forward 
unique independent boutiques, furniture shops and antiques etc. 

5.2	 A successful retail component at Earls Court and a centre for the regeneration of the OA will only 
be created if a scheme of sufficient attractiveness, with good connections coming forward.

5.3	 This conclusion is driven by the findings of the sequential approach assessment (see Section 8) 
that none of the existing centres within the catchment area, including Fulham and North End Road, 
has the developable area to attract and accommodate the scale and quality of retailers needed to 
meet the indigenous demand created by the Earls Court scheme.  Nor could infill development in 
the existing centres deliver the new ‘urban quarter’ required to enliven and animate a development 
of 6,775 homes.

5.4	 The Applicant and DP9 have concluded that a Use Class A1-A5 retail development of circa 30,000 
sqm (gross) would be likely to secure a sufficient scale and quality of retailing to both meet the 
day-to-day needs of future Earls Court residents and create the ‘heart’ required for the successful 
delivery and realisation of the potential of the OA. 

5.5	 This scale and offer will also differentiate the new centre from the existing offer at nearby centres 
such as Fulham, Hammersmith, Knightsbridge and the Kings Road.  These conclusions reflect 
DP9’s PPS4 assessment of need and impact, along with agency advice on demand and potential 
requirements that has been provided to the Applicant by CBRE. 

5.6	 In response to this opportunity, the Earls Court proposal incorporates new comparison and 
convenience retail, along with leisure facilities to act as a catalyst for the regeneration of the wider 
OA.  The proposals incorporate circa 15,000 sqm (gross) of comparison retail floorspace, 5,000 
sqm of convenience floorspace and 9,430 sqm of food and beverage (Use Classes A3-A5). 

5.7	 It should be noted that the retail provision will be bought forward organically, over a 17 year period, 
intrinsically linked to the phased delivery of the proposed residential and office space.  

5.8	 The precise composition of the retail floorspace, in terms of unit sizes and operators, will be 
determined at the letting stage, which will be closer to the date of opening of the various phases 
of the scheme. In the section below the guiding masterplan and commercial principles which will 
determine the composition of the additional retail floorspace are described.

Potential Retail Offer at Earls Court

5.9	 The scheme will create a new 21st Century High Street, providing a hub and a focus for the scheme, 
linking it to its surrounding local area and the existing a proposed transport links.  

5.10	 Rather than being a destination in its own right, the High Street area is likely to incorporate the 
types of retail that will be essential for the everyday needs residents and workers within Earls Court 
scheme.  It is important not to forget the proximity to the two main shopping centres in London,  
Westfield London and the West End.  Furthermore, Knightsbridge and Harrods are just four stops 
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away on the Piccadilly line. As a result, the focus will be on convenience and niche comparison 
retail as clearly the market for mainstream multiple large scale retail is already met in these existing 
locations.  Put simply, it is considered that there is no market potential for a large scale comparison 
goods scheme in this location.  

5.11	 Therefore, the strategy for the Earls Court development is to in no way replicate or compete 
with the existing higher order centres, but instead provide retailers who will complement the 
existing shopping provision and serve the immediate residents and office workers, helping to 
create a place. Furthermore, it is seen as key to complement the existing retail offer on North 
End Road, which provides a valuable facility for local residents.  

5.12	 Accordingly, the tenant mix in Earl’s Court will be biased towards convenience and everyday 
retail requirements, with an element of local niche fashion operators, furniture stores, antique 
dealers, bookshops etc. The everyday retail requirements are likely to be as follows:

•	 �A bank/ATM facilities

•	 �Hairdresser/beauty salon (examples include Sean Hannah, Toni & Guy and Rush)

•	 �Opticians (examples include David Clulow and Cutler and Cross)

•	 �Coffee Shop/Patisserie (examples include Peyton & Byrne, Apostrophe, Paul, Illy, 
Sacred, Bea’s of Bloomsbury etc)

•	 �Baker

•	 �Butcher

•	 �Deli (examples include Jamie Oliver’s Recipiese in Clapham or R García and Sons 
on Portobello Road)

•	 �Grocer (for example The Grocer On)

•	 �Newsagent

•	 �Stationers 

•	 �Shoe Repairers, Dry Cleaners, Tailors etc.

5.13	 On the comparison fashion side, this is not for mainstream occupiers; instead the strategy will be 
focussed on local, boutique fashion operators, as opposed to large multiples or department stores.  

5.14	 In terms of London precedents, we consider that inspiration for the ‘type of place’ can be drawn 
from existing high streets such as St Johns Wood, Chiswick, East Sheen, Hampstead High 
Street, Primrose Hill and Muswell Hill, those that do not attract shoppers from long distances, 
but instead provide excellent facilities for local residents.  

5.15	 In addition, and in keeping with the specialist nature of the scheme, there will be a medium size foodhall, 
suitable for unique operator such as Wholefoods, along with other small convenience food units.
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5.16	 Diversity of use and attraction, coupled with the critical mass that these three elements will 
provide assist the long term regeneration of the opportunity area.



Properties
34

Earls Court Project Application 2  |  London Borough of Hammersmith & Fulham
Retail & Leisure Assessment  |  June 2011

6	 Existing Retail Patterns 
6.1	 Household survey telephone interviews have been commissioned to inform and develop the 

approach in assessing the implications of the retail and leisure element of the Earls Court 
development proposals.

6.2	 In this section, the household survey results are analysed to inform a baseline position of 
current shopping patterns and analyse how the network of centres are functioning in relation 
to each other.

Survey Area (SA)

6.3	 The household survey area we initially intended to use covered 8 zones (Zones 1-8), which 
covers the area with a 25 minute or less public transport accessibility time from the Site.  As a 
summary, the following centres and stores are included within each zone:

•	 �Zone 1 = includes the application site, Fulham Major Centre, Earls Court Road 
Neighbourhood Centre and North End Road Local Centre

•	 �Zone 2 = includes Kensington High Street Major Centre, Fulham Road West District 
Centre (RBKC), South Kensington District Centre.  This Zone also includes out of 
centre stores such as Tesco West Cromwell Road and Sainsbury’s Cromwell Road

•	 �Zone 3 = mainly local centres including Wandsworth Bridge Road (North) and Fulham 
Palace Road.  This centre also includes out of centre stores such as Sainsbury’s 
Townmead Road and Curry’s/PC World to the north of Wandsworth Bridge 

•	 �Zone 4 = Shepherds Bush/White City Metropolitan Centre, Hammersmith Major 
Centre and Chiswick Major Centre

•	 �Zone 5 = includes Notting Hill Gate District Centre and Portobello Road Special 
District Centre

•	 �Zone 6 = includes Knightsbridge International Centre, King’s Road, Brompton 
Cross District Centre (referred to as Fulham Road East within the economic 
assessment),Victoria Street CAZ Frontage

•	 �Zone 7 = Putney Major Centre and Wandsworth out of centre stores such as 
Homebase and B&Q and

•	 �Zone 8 = Clapham Junction Major Centre, Balham District Centre and Battersea 
Park Road local centre

6.4	 However, it was decided to include a reduced SA for the convenience assessment (Zones 
1-4 – see map in Appendix 2) and comparison assessment (Zones 1-4 and Zone 6 – see map 
in Appendix 1) to reflect the patterns from the Household Telephone Survey.  Further detail on 
this issue is provided in the below section.
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Household Telephone Survey

6.5	 In order to provide detailed information on the current shopping patterns in the SA of the Earls 
Court development proposals, NEMS Market Research were commissioned to undertake a 
new household telephone survey in November 2010 covering 2,019 households across eight 
survey zones within South West London.  

6.6	 The survey determines shopping patterns for both convenience and comparison expenditure. 
The questions for convenience goods expenditure related to both main food and top up shopping.  
The results for the two types of convenience shopping were merged using a weighting of 70% 
for main food expenditure and 30% for top-up expenditure.

6.7	 The survey included questions on specific comparison goods categories with the following 
weighting of expenditure applied:

•	 �Clothes/shoes = 29%

•	 �Furniture, floor coverings or furnishings = 12%

•	 �DIY and hardware = 8%

•	 �Large electrical items = 7.5%

•	 �Small electrical items = 7.5%

•	 �Specialist non-food items such as books, cards, health and beauty, sport, computer 
games = 36%

6.8	 The household survey results highlight the convenience and comparison shopping patterns 
within the SA.  Having reviewed the household survey results, for the purposes of analysing 
the Earls Court development proposals it has been decided to adopt a smaller SA for both 
convenience and comparison shopping.

6.9	 By its nature, the catchment for convenience goods is generally smaller than for comparison 
goods and the household survey demonstrates that there is little convenience leakage from 
Zones 1-4 outside of these zones (i.e. Zones 5-8 and outside the study area). Table 8 of Appendix 
6 – ‘Convenience Retail Impact Assessment’ highlights that 82% of convenience expenditure 
within Zones 1-4 are retained within the SA.  This is particularly true for Zones 1 and 2 (95% of 
Zone 1 convenience and 88% Zone 2 convenience expenditure is retained within the SA).

6.10	 The SA for comparison expenditure is widened to include Zone 6 as well as Zones 1-4.  This 
is because people are often willing to travel further for comparison goods than convenience 
goods and because Zone 6 includes high order centres with a strong provision of comparison 
goods including Knightsbridge, King’s Road and Fulham Road East (Brompton Cross) that 
draws comparison expenditure from Zones 1-4.   Overall, household survey shows that the 
SA retains 69% of comparison expenditure with 31% of comparison expenditure being leaked 
to other zones and outside the SA.  The most common location for comparison expenditure 
outside of the SA is the West End which accounts for 11.93% of expenditure from the SA.
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6.11	 We have tried to ensure limited manual adjustments to the Household Survey data.  However, 
in certain cases the Household Survey results show clear discrepancies which need to be 
altered to be more reflective of the shopping patterns in an area.  For instance, the Household 
Survey highlighted a large comparison spend within North End Road local centre (almost £27 
million with a benchmark turnover of only circa £2 million).  As there are very few comparison 
units within North End Road local centre, the turnover shown within the Household Survey is 
unrealistic.  Fulham Major Centre includes many units on North End Road (including the street 
market).  We are of the strong opinion that people surveyed who undertake their comparison 
shopping within the North End Road part of Fulham Major Centre were placed within the 
‘North End Road Local Centre’ category. As such, we have reduced the market share of North 
End Road Local Centre and increased the market share of Fulham Major Centre to take into 
consideration this discrepancy.

Current Comparison Shopping Patterns

6.12	 The household survey data has highlighted that comparison expenditure is spread throughout 
many centres within and outside the SA.   The current shopping pattern is highlighted within 
Table 8 of Appendix 4.  We now provide a more detailed summary of the comparison shopping 
patterns within the SA (Zones 1-4 and 6) looking at each individual zone.

Zone 1 

6.13	 The main centres within this zone are Fulham Major Centre as well as lower order centres 
including Earls Court Road Neighbourhood Centre and North End Road (West Kensington) 
Local Centre.

6.14	 Fulham is the most popular Zone 1 comparison shopping destination for households within 
Zone 1 and accounts for 11.01% of comparison expenditure from this zone.  The household 
survey also demonstrates that Fulham has a limited comparison catchment, primarily of Zones 
1-3.  Earls Court Road accounts for 2.21% of comparison expenditure and North End Road 
accounts for 0.81% of comparison expenditure from this zone.

6.15	 Only 14.19% of Zone 1 comparison expenditure is retained within the zone.  The most popular 
destinations for comparison expenditure from Zone 1 are Kensington High Street (18.87%), 
Hammersmith (8.84%) and London West End (9.99%).  

6.16	 The fact that Kensington High Street attracts a greater percentage of comparison expenditure 
than Fulham from Zone 1 highlights that it is a better performing centre with an enhanced 
comparison offer. Fulham has a lower amount of comparison units when compared to 
Kensington High Street and has a lower end offer than Kensington (especially along North 
End Road) with fewer national comparison retailers.  This explains the greater attraction of 
Kensington HighStreet for comparison shopping than Fulham Major Centre.

6.17	 It is also noticeable that other centres such as London West End and Hammersmith attract 
almost as much comparison expenditure from Zone 1 than Fulham and other centres in Zone 
1.  King’s Road, Fulham Road East and White City also attract a proportion of comparison 
expenditure from this zone, highlighting that centres with a good comparison offering attract 
expenditure from further afield.
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Zone 2

6.18	 The highest order centre within this zone is Kensington High Street which attracts 19.79% of 
comparison expenditure.  The survey highlights that Kensington High Street has a particularly 
strong catchment in Zones 1 and 2 but also attracts comparison expenditure from Zones 3 and 6.

6.19	 Other centres within the zone are more local in nature and have limited comparison goods 
provision (e.g. Fulham Road West District Centre, Fulham Rd Local Centre and South 
Kensington District Centre).

6.20	 Approximately 26% of comparison expenditure is retained within this zone with the most 
popular comparison destinations outside of the zone being Kings Road (8.88%), London West 
End (8%).  Fulham, Hammersmith, White City and Fulham Road East also attract comparison 
expenditure from this zone.

Zone 3

6.21	 There are no high order centres within this zone and this zone relies on local centres as well 
as out of centre retail units such as Curry’s/PC World to the north of Wandsworth Bridge.  
The household survey results highlight that this zone only retains circa 2% of comparison 
expenditure, with the most popular destinations from households in Zone 3 being King’s Road 
(10.18%), Hammersmith (8.6%), Fulham (10.09%) and London West End (6.28%).

Zone 4

6.22	 The main centres within this zone are White City, Hammersmith and Chiswick which account for 
20.08%, 10.82% and 11.39% of comparison expenditure from this zone respectively.  The zone as 
a whole retains 43.30% comparison expenditure with the most popular destination outside the zone 
being London West End with 10.81% of comparison expenditure from this zone.

6.23	 The household survey demonstrates that White City and Hammersmith have a large catchment 
and attracts comparison expenditure from Zones 1-3.

Zone 6

6.24	 This two main high order centres within this zone are Knightsbridge and King’s Road which 
account for 4.92% and 24.31% comparison expenditure from this zone.  The King’s Road in 
particular attracts much comparison expenditure from all zones within the SA (except Zone 4) 
which further demonstrates its role as a high order centre.  Knightsbridge has a low level of 
comparison expenditure from other zones for a centre of this size.  This is primarily explained 
by the fact that Knightsbridge is an international centre that attracts a huge amount of tourist 
trade and the type of people who shop in such an exclusive location would not often be caught 
within a Household Survey.

6.25	 Other centres within this zone include Victoria (8.05%) and Fulham Road East (4.83%).  Overall, 
Zone 6 retains 43.30% comparison expenditure.  The most popular comparison destination for 
Zone 6 residents outside this zone is London West End with 19.14% comparison expenditure 
from this zone.
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Current Convenience Shopping Patterns 

6.26	 As previously stated, the SA for convenience expenditure has been reduced to Zones 1-4 and 
the below provides a summary of existing convenience patterns from the household survey 
results for each zone.

Zone 1

6.27	 Fulham is the highest order centre within Zone 1 and attracts 25% of convenience expenditure 
from this zone.  This demonstrates the strong convenience offering Fulham has including 
Waitrose and two Sainsbury’s. 

6.28	 The lower order centres within this zone also attract significant convenience provision including 
Earls Court Road (9.06%) and North End Road (7.41%).  This demonstrates the strong local 
convenience provision within these centres.

6.29	 Overall, 43.03% convenience expenditure from Zone 1 is retained within the zone.  The most 
popular convenience destination for Zone 1 households outside this zone is the out of centre Tesco 
on West Cromwell Road which accounts for 21.4% of convenience expenditure from this zone.

Zone 2

6.30	 Kensington High Street us the highest order centre in this zone and accounts for 16.89% 
convenience expenditure for this zone.  The main convenience stores within this centre are 
Waitrose and Tesco Metro.  There is also a large Whole Foods within the centre although this 
didn’t show up within the household survey.

6.31	 Other convenience stores within this zone that attract significant expenditure are Tesco West 
Cromwell Road (7.55%), Sainsbury’s Cromwell Road (6.12%) and Waitrose Gloucester Road 
(5.80%).  Overall, 47.93% convenience expenditure is retained within this zone.

6.32	 The main leakage of convenience expenditure from this zone is to Fulham (Zone 1), Sainsbury’s 
Townmead Road (Zone 3) and Tesco Hammersmith (Zone 4).

Zone 3

6.33	 In the absence of high order centres, the most popular convenience destination within this zone 
is Sainsbury’s Townmead Road which accounts for over 20% convenience expenditure from 
this zone.  In total, this zone retains 29.96% convenience expenditure with the main leakage 
being to Fulham.

Zone 4

6.34	 The three main centres within this zone attract the following amount of convenience expenditure 
from this zone: Hammersmith (6.39%), Shepherds Bush/White City (12.08%), and Chiswick 
(16.28%).  The large edge of centre Tesco in Hammersmith also attracts a significant level of 
expenditure from within this zone (13.16%).

6.35	 This zone retains 61.31% of convenience expenditure with the majority of leakage being to 
stores outside of the SA.
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7	 Retail Capacity 
7.1	 This section sets out the capacity for additional comparison and convenience goods within the 

Survey Area (SA), factoring in Earls Court development proposals.  

Comparison Goods 

Population Forecasts and Expenditure Data 

7.2	 We have obtained population data from Pitney Bowes Mapinfo through their AnySite report for 
the SA (December 2010). This report provides population data from the 2001 Census for each 
postcode and within the SA and is projected forward each year to 2020.

7.3	 As our design years for comparison floorspace are beyond this date (i.e. 2022 and 2028), we have 
projected the same percentage population growth for 2020 through to 2028.  Table 1 of Appendix 4 
highlights the population growth for the SA between the base year and each design year.

7.4	 We have not factored in the growth in population from the Earls Court area as a result of these 
proposals and the Seagrave Road planning application.  As such, we consider the figures in Table 1 
provide a worst case scenario in terms of population growth and leads to a more robust assessment.

7.5	 Table 2a of Appendix 4 highlights the expenditure per capita for each zone in the SA at the 
base year and two design years.  These figures are derived from the Pitney Bowes Mapinfo 
AnySite report prepared for DP9 for the SA.

7.6	 Growth in comparison expenditure per capita has previously been agreed with Roger Tym & 
Partners and is highlighted in the below table.

Table 7.1: Per Capita Expenditure Growth Rates

Per Capita Expenditure Growth

Forecast Period Annual Average Growth Rates

2008 - 2010 0.20%

2010 - 2015 3.26%

2015 - 2020 3.40%

2020 - 2025 3.25%

2025 onwards 3.25%

Source: Roger Tym & Partners

7.7	 Table 2b of Appendix 4 shows the expenditure per capita with expenditure on Special Forms 
of Trading (SFT) reduced.  We have obtained percentage figures for SFT each year from the 
Experian Retail Planner Briefing Note 8.1 (August 2010).  

7.8	 Multiplying Table 1 and Table 2b of Appendix 4 provides an estimate of total spend in each 
zone on comparison goods. This is shown in Table 3 with total comparison goods expenditure 
in the SA being £1,740.17 million in 2010 rising to £2,207 million in 2016, £2893.72 million in 
2022 and to £3,782.42 in 2028.
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Benchmark Turnover

7.9	 In broad terms a ‘Capacity Assessment’ provides an indication of the potential for a defined 
area to support additional retail floorspace.  Capacity assessments consider the balance 
between total available spending in an area (demand) and the average turnover achieved by 
all existing floorspace in that area (supply).  If demand exceeds supply there is justification for 
additional floorspace.  

7.10	 We have established the total available spending in the SA within Table 3 (i.e. the demand side 
of the assessment).  The next stage is to estimate the average turnover levels achieved by 
existing floorspace based on average benchmark turnovers for centres.

7.11	 Table 4 of Appendix 4 provides the benchmark turnover for existing centres and comparison 
floorspace within the SA.  Floorspace data for each centre is provided from a variety of sources 
including Council Retail Studies.  The sales density per sq m are estimated as follows:

•	 �£7,205 per sq m in 2010 for high end shopping destinations such as Kensington High 
Street, Knightsbridge and King’s Road

•	 �£6,000 per sq m in 2010 for mainstream town centres such as Fulham, Hammersmith 
and Chiswick and

•	 £4,000 per sq m in 2010 for district and local centres

7.12	 The above sales density figures are deemed to be high range in order to create a worst case 
capacity scenario.  The next stage is to identify the proportion of benchmark turnover for 
each centre that is from within the SA (i.e. how much of the estimated comparison benchmark 
turnover for a centre will come from within the SA).  

7.13	 This is likely to vary for different centres and is dependent on the location of the centre within 
the SA and the role and function of the centre.  For instance, we have estimated that only 10% 
of Knightsbridge’s turnover comes from the SA due to the fact that it is an International Centre 
with a high level of London wide and tourist trade.  Also, people tend to travel further to visit a 
store such as Harrods which would result in the vast majority of trade to Knightsbridge being 
from outside of the SA.  Smaller centres typically will have a smaller catchment and as such, 
will have a greater proportion of trade from within the SA.

7.14	 The total existing comparison turnover within the SA is therefore estimated in 2010.  This is 
brought forward to the design years (2016, 2022 and 2028) to allow for some claim on spending 
growth by existing floorspace due to increased efficiencies.  We have used the following 
increases in sales densities as agreed with Roger Tym & Partners:
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Table 7.2: Comparison Sales Density Growth Figures

Sales Density Growth

Forecast Period Annual Average Growth Rates

2008 - 2010 0.08%

2010 - 2015 1.24%

2015 - 2020 1.29%

2020 - 2025 1.23%

2025 onwards 1.23%

Source: Roger Tym & Partners

7.15	 Applying the above sales density growth provides an estimation of the comparison turnover 
within the SA by 2016, 2022 and 2028 (the first year of trading for the various phases in the 
Earls Court development proposals).  

Turnover of Proposed Development

7.16	 Table 5 of Appendix 4 highlights the anticipated turnover for the comparison element of Earls 
Court in 2022 and 2028.  We have undertaken sensitivity testing by applying three potential 
sales density figures to the comparison floorspace of Earls Court

•	 Scenario 1 - High Sales Density = £7,205 per sq m in 2010 and

•	 Scenario 2 – Low Sales Density = £5,004 per sq m in 2010

7.17	 These sales densities have been projected forward to the design years for Earls Court of 2022 
(Phase 2-4) and 2028 (Phase 5-6) using the same sales density growth rates as highlighted above.  

7.18	 The highest sales density (Scenario 1) has been tested as the current retail strategy proposes 
the inclusion of boutique and high end retailing.  The lower sales density (Scenario 2) of £5,004 
per sq m represents the likely sales density should the comparison element be more high street 
offering than high end.

7.19	 Table 5 of Appendix 4 highlights that the following level of comparison floorspace is proposed :

•	 Phase 2-4 (2022) = 13,000 sq m gross (9,750 sq m net) comparison floorspace 

•	 Phase 5-6 (2028) = 2,000 sq m gross (1,500 sq m net) comparison floorspace

•	 Total = 15,000 sq m gross (11,250 sq m net) comparison floorspace

7.20	 As stated in Section 4 of this report, there are two Development Options for the Earls Court 
development summarised below:

•	 �Development Option (Site Wide) - This option relates to the whole of the Earls Court 
Site.  It results from the combination of Planning Applications 1 and 2 and 

•	 �Development Option (RBKC) - This option relates to the scheme proposals within 
RBKC.  It comprises the implementation of Planning Application 1
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7.21	 Development Option (RBKC) only relates to Phase 1 retail and includes no comparison 
floorspace.  As such, no comparison retail impact assessment is required for this Development 
Option.  Therefore, we are only required to provide a comparison impact assessment for 
Development Option (Site Wide), which relates to Earls Court Phases 2-4 and 5-6.  

7.22	 The estimated turnover of the proposed Earls Court development is highlighted below:

Table 7.3: Proposed Turnover of Earls Court Comparison Floorspace

Scenario 1 Scenario 2

Proposed Turnover Phase 1-4 in 2022 (£m) £81.62 £56.68

Proposed Turnover Phase 5-6 in 2028 (£m) £13.52 £9.39

Proposed Turnover Phase 1-6 in 2028 (£m) £101.36 £70.39
Source: Table 5 of Appendix 4

Level of Capacity within SA

7.23	 Table 6a of Appendix 4 sets out the available comparison goods capacity within the SA at the 
design years of 2016, 2022 and 2028.  The top row identifies the available convenience goods 
expenditure in the SA.  A deduction is then made to account for the leakage of trade from the SA. 
Further deductions are made for the benchmark turnovers of existing floorspace within the SA.

7.24	 The next stage is to deduct any known commitments (i.e. schemes with a significant comparison 
element that have obtained planning permission).  We have included the following developments 
as commitments:

•	 �Victoria – planning permission granted in February 2009 for the redevelopment of 
the Land Securities landholding close to Victoria Station.  The comparison retail 
element of the scheme is 8,210 sq m net

•	 �Hammersmith Town Hall – planning application submitted for 1,263 sq m comparison 
floorspace consisting of 890 sq m comparison units and  368 sq m for the comparison 
floorspace within the proposed foodstore (App Ref: 2010/03465/FULL) and

•	 �Battersea Power Station – resolved to grant permission in November 2010 subject 
to the signing of the s106 agreement.  This application included 30,417 sq m net 
comparison floorspace

7.25	 We are aware that the Hammersmith Town Hall scheme is yet to be approved, but as it is a 
key town centre site identified by LBHF, we have decided to include it as a commitment.  We 
have applied a worst case comparison sales density of £7,205 at 2010 to the above retail 
commitments to provide the maximum turnover for the above commitments in order to ensure 
a robust assessment.  The increase in sales density has been applied using the same growth 
percentages as for the benchmark turnovers shown in Table 7.2 above.

7.26	 We have looked at the possibility of including other commitments such as Stratford, Brent 
Cross Cricklewood and Kings Cross, but consider that these locations are too far outside of 
the SA to have a noticeable impact on the proposals and the centres within it.  Therefore, they 
have not been included within the PPS4 Assessment.
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7.27	 Deducting the above commitments from the total available capacity gives total comparison 
capacity figures before Earls Court of the following turnover at each design year:

•	 2016 = £247.96 million

•	 2022 = £622.96 million

•	 2028 = £1,133.36 million

7.28	 The next step is to reduce the maximum comparison turnover of Earls Court in each design 
year (i.e. Scenario 1).  There is no comparison turnover proposed for Earls Court in 2016 and 
as such this only applies to 2022 and 2028. 

7.29	 The comparison element of Earls Court will have a maximum comparison turnover in 2022 of 
£81.62 million.  This equates to just over 13% of the total comparison capacity identified for the 
SA in 2022.  The maximum comparison turnover for Earls Court in 2028 will be £101.36 million.  
This equates to just under 9% of the total comparison capacity identified in 2028 within the SA.  
Reducing the proposed Earls Court turnover from the identified capacity gives the following 
capacity figures:

•	 2016 = £247.96 million

•	 2022 = £541.34 million

•	 2028 = £1,032.00 million

7.30	 The above represents a worst case scenario and does not take into consideration the additional 
comparison expenditure that would arise as a result of the additional residential and office 
population as part of the Earls Court development.

7.31	 Table 7 of Appendix 4 estimates the additional spend that the development at Earls Court 
would bring to the area and is based on a number of broad assumptions including:

•	 Average residential unit size is 2.3 people per unit

•	 Comparison expenditure per capita for residents would be the average for Zone 1

•	 35% of resident’s comparison expenditure would be retained on site

•	 �The office floorspace would have an employment density of one employee per 13.8 
sq m gross floorspace

•	 �Comparison expenditure per capita for office workers would be the average for the 
SA as it is unrealistic to expect all office workers to reside in Zone 1 and

•	 5% of office workers comparison expenditure would be retained on site

7.32	 The phasing plans for the whole scheme are complex and for the purpose of this exercise, we 
have assumed that the all Phase 2-4 residential and office units will be constructed by 2022 and 
similarly that all Phase 5-6 residential and office units will be constructed by 2028. In reality, 
this is unlikely to happen and some of the residential and office units in each phase will follow at 
a later date.  Also, for the purpose of this exercise, we have assumed that the residential units 
already on site in terms of the Gibbs Green and West Kensington Estates (circa 750 homes) 
will be offset by the additional residential units proposed at Seagrave Road (808 units) and as 
such, we have taken the 6,775 residential units proposed to be a net increase for this exercise. 
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7.33	 The above assumptions would result in the following level of comparison expenditure being 
retained on site (as highlighted in Table 6b of Appendix 4):

•	 Phase 1 2016 = £4.31 million

•	 Phase 1-4 2022 = £25.06 million

•	 Phase 5-6 2028 = £53.12 million

7.34	 This would result in a further enhanced and more realistic capacity figure for the SA as 
demonstrated on Table 6b and highlighted below:

•	 2016 = £252.27 million

•	 2022 = £566.40 million

•	 2028 = £1,085.11 million

7.35	 Table 6c of Appendix 6 converts the above available expenditure figures into floorspace using 
the proposed high and low sales density for Earls Court Scenario 1 and Scenario 2 in 2016, 
2022 and 2028.  This provides the following convenience floorspace capacity within the SA 
after commitments and Earls Court:

Table 7.4: Comparison Capacity within the SA after Commitments and Earls Court

Design Year Capacity in Floorspace (sq m)

2016 32,506 sq m – 46,808 sq m

2022 67,658 sq m – 97,427 sq m

2028 120,433 sq m – 173,423 sq m

Source: Table 6c, Appendix 6

7.36	 It is also a useful exercise to review how the additional comparison expenditure from residents 
and office workers could realistically be retained on site at each design year compares to the 
proposed comparison turnover of Earls Court at each design year.  This is summarised below:

Table 7.5: Percentage of Earls Court comparison turnover that could be supported by the growth in Earls Court 
resident/worker population

Design Year Turnover of 
Earls Court 
Comparison (£m)

Earls Court 
Exp Retained on 
Site (£m)

% of Earls Court Turnover 
Supported by Growth in Exp

Phase 1-4 at 2022 £56.68- £81.62 £25.06 30.7% - 44.2%

Phase 5-6 at 2028 £9.39 - £13.52 £20.23 149.7% - 215.5%

Phase 1-6 at 2028 £70.39 - £101.36 £53.12 52.4% - 75.5%

Source: Table 7, Appendix 4

7.37	 The above table highlights that in 2022 the increase in comparison expenditure from Earls Court 
residents retained on site accounts for between 30% and 44% of the Earls Court turnover depending 
on whether the high or low sales density is applied for the proposed Earls Court turnover.  
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7.38	 By 2028, the additional comparison expenditure from residents and office workers at Earls 
Court (i.e. £53.12 million) equates to between 52% (for the high sales density) and 76% (for 
the low sales density) of the proposed Earls Court comparison turnover.  This highlights that 
by 2028 the additional expenditure from residents and office workers from the Earls Court 
development would at the worst case still cover over half of the proposed comparison turnover, 
which would ultimately reduce impact levels on exiting centres significantly. 

Convenience Goods

Population Forecasts and Expenditure Data 

7.39	 As previously stated, we have obtained population data from the Pitney Bowes Mapinfo report 
for the Survey Area (December 2010).  This report provides population data from the 2001 
Census for each postcode and within the Survey Area (SA).

7.40	 Table 1 of Appendix 6 highlights the population growth for the SA between the base year and 
each design year up to 2028.

7.41	 We have not factored in the growth in population from the Earls Court area as a result of these 
proposals and the Seagrave Road planning application.  As such, we consider the figures in 
Table 1 provide a worst case scenario in terms of population growth and leads to a more robust 
assessment.

7.42	 Table 2a of Appendix 6 shows the convenience expenditure per capita for each zone in the 
SA at the base year and two design years.  These figures are derived from the Pitney Bowes 
Mapinfo AnySite report prepared for DP9 for the SA.

7.43	 Growth in comparison expenditure per capita has previously been agreed with Roger Tym & 
Partners and is highlighted in the below table.

Table 7.6: Per Capita Convenience Expenditure Growth Rates

Per Capita Expenditure Growth

Forecast Period Annual Average Growth Rates

2008 - 2010 -1.31%

2010 - 2015 0.50%

2015 - 2020 0.69%

2020 - 2025 0.65%

2025 onwards 0.65%

Source: Roger Tym & Partners

7.44	 Table 2b of Appendix 6 shows the expenditure per capita with expenditure on Special Forms 
of Trading (SFT) reduced.  We have obtained percentage figures for SFT each year from the 
Experian Retail Planner Briefing Note 8.1 (August 2010).  The convenience SFT figures from 
Experian are considerably higher than those shown in the PBBI Retail Expenditure Guide 
2010/2011 and as such, we have consequently applied a SFT figure of 50% of the figure 
identified within the Experian Retail Planner Briefing Note 8.1 (August 2010).  This approach 
was undertaken in the Roger Tym & Partners West London Retail Needs Study (2010).



Properties
46

Earls Court Project Application 2  |  London Borough of Hammersmith & Fulham
Retail & Leisure Assessment  |  June 2011

7.45	 Multiplying Table 1 and Table 2b of Appendix 6 provides an estimate of total spend in each 
zone on comparison goods. This is shown in Table 3 with total convenience goods expenditure 
in the SA being £687.18 million in 2010 rising to £737.08 million in 2016, £804.33 million in 2022 
and to £877.09 million in 2028.

Benchmark Turnover

7.46	 In broad terms a ‘Capacity Assessment’ provides an indication of the potential for a defined area 
to support additional retail floorspace.  Capacity assessments consider the balance between total 
available spending in an area (demand) and the company average turnover achieved by all existing 
floorspace in that area (supply).  If demand exceeds supply there is justification for additional floorspace.   
We have established the total available spending in the SA within Table 3 (i.e. the demand side of 
the assessment).  The next stage is to estimate the average turnover levels achieved by existing 
floorspace based on average benchmark turnovers for stores and centres.

7.47	 Table 4 of Appendix 6 provides the benchmark turnover for existing stores and centres for 
convenience floorspace within the SA.  Floorspace data for stores is provided largely from 
the London Borough of Hammersmith and Fulham (LBHF) and Royal Borough of Kensington 
and Chelsea (RBKC) Retail Studies. The sales density per sq m for individual operators are 
generally provided by Verdict (2010, 2008 prices) with an assumed sales density of £6,000 per 
sq m being largely used for ‘Other Convenience Floorspace’. 

7.48	 The next stage is to identify the proportion of benchmark turnover for each centre that is from 
within the SA (i.e. how much of the estimated comparison benchmark turnover for a centre will 
come from within the SA).  

7.49	 This is likely to vary for different stores and centres and is dependent on the location of the 
store/centre within the SA and the role and function of the store/centre.  For instance, a large 
convenience store like Tesco West Cromwell Road or Sainsbury Townmead Road would likely 
attract a larger proportion of trade from outside of the SA than smaller stores which serve 
a very localised catchment.  Similarly, centres close to the edge of the SA would also likely 
have a greater percentage of trade from outside the SA than centres with a primary catchment 
entirely within the SA.

7.50	 The total existing convenience turnover within the SA is therefore estimated in 2010.  This is 
brought forward to the design years (2016, 2022 and 2028) to allow for some claim on spending 
growth by existing floorspace due to increased efficiencies. We have used the following 
increases in sales densities as agreed with Roger Tym & Partners:

Table 7.7: Convenience Sales Density Growth Figures

Sales Density Growth
Forecast Period Annual Average Growth Rates
2008 – 2010 -0.60%
2010 – 2015 0.23%
2015 – 2020 0.32%
2020 – 2025 0.30%
2025 onwards 0.30%

Source: Roger Tym & Partners
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7.51	 Applying the above sales density growth provides an estimation of the total convenience 
turnover within the SA by 2016, 2022 and 2028.  

Turnover of Proposed Development

7.52	 Table 5 of Appendix 6 highlights the anticipated turnover for the convenience element of the 
Earls Court proposals in 2016, 2022 and 2028.  We have undertaken sensitivity testing by 
applying two potential sales density figures to the convenience floorspace of Earls Court

•	 Scenario 1 – High Supermarket Sales Density = £12,574 per sq m in 2010 and

•	 Scenario 2 – Low Smaller Store Sales Density = £5,964 per sq m in 2010

7.53	 These sales densities have been brought forward to the design years for Earls Court of 2016 
(Phase 1), 2022 (Phase 2-4) and 2028 (Phase 5-6) using the sales density growth rates 
provided by Roger Tym & Partners (see Table 7.7 above).

7.54	 Although we consider it extremely unlikely that there would be a large supermarket as part of 
the proposals, there may be two or three smaller ‘Metro’ style convenience stores throughout 
the site that trade from a higher sales density. As stated in the retail strategy as part of Section 
5 of this report, we envisage a mixture of convenience floorspace at Earls Court including 
bakers, butchers, delicatessens, greengrocers, fishmongers etc, which would certainly trade 
from a significantly lower sales density than suggested in Scenario 1. Nevertheless, applying 
the large supermarket sales density to all convenience floorspace (Scenario 1) represents the 
worst case scenario in terms of impact and ensures the assessment is as robust as possible.  

7.55	 Table 5 of Appendix 6 highlights that the following level of convenience floorspace is proposed 
at Earls Court:

•	 Phase 1 (2016) = 1,000 sq m gross (650 sq m net) convenience floorspace

•	 Phase 2-4 (2022) = 3,000 sq m gross (1,950 sq m net) convenience floorspace

•	 Phase 5-6 (2028) =1,000 sq m gross (650 sq m net) convenience floorspace

•	 Total = 5,000 sq m gross (3,250 sq m net) convenience floorspace

7.56	 As stated in Section 4 of this report, there are two Development Options for the Earls Court 
development summarised below:

•	 �Development Option (Site Wide) - This option relates to the whole of the Earls Court 
Site.  It results from the combination of Planning Applications 1 and 2 and 

•	 �Development Option (RBKC) - This option relates to the scheme proposals within 
RBKC.  It comprises the implementation of Planning Application 1

7.57	 Development Option (RBKC) relates solely to Earls Court Phase 1 retail and as such, only 
1,000 sq m convenience retail is proposed for this development option at 2016.

7.58	 Development Option (Site Wide) relates to the all of the convenience floorspace in Earls Court 
Phases 1-6 and as such, is essentially a cumulative impact of Development Option RBKC (i.e. 
Phase 1) and the convenience element in Earls Court Phase 2-6.  
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7.59	 The estimated turnover of the Earls Court proposed development is highlighted below:

Table 7.8: Turnover of Earls Court Convenience Floorspace

Scenario 1 Scenario 2
Proposed Turnover Phase 1 
(2016, £m)

£8.29 £3.93

Proposed Turnover Phase 
2-4  (2022, £m)

£25.35 £12.02

Proposed Turnover Phase 
1-4 (2022, £m)

£33.80 £16.03

Proposed Turnover Phase 
5-6 (2028, £m)

£8.60 £4.08

Proposed Turnover Phase 
1-6 (2028, £m)

£43.02 £20.40

Source: Table 5, Appendix 6

Level of Capacity within SA

7.60	 Table 6a sets out the available convenience goods capacity within the SA at the base year 
(2010) and the design years of 2016, 2022 and 2028.  The top row identifies the available 
convenience goods expenditure in the SA.  A deduction is then made to account for the leakage 
of trade from the SA. Further deductions are made for the benchmark turnovers of existing 
floorspace within the SA.

7.61	 The next stage is to deduct any known commitments (i.e. schemes with a significant convenience 
element that have obtained planning permission).  We have reviewed the LBHF and RBKC 
Retail Studies found the following convenience commitment:

•	 �Sainsbury, Townsmead Road, LBH (App Ref: 2003/03090/FULL) – planning 
permission granted for 1,172 sq m net convenience floorspace as identified in the 
Roger Tym & Partners WLRNA (2010) and

•	 �Hammersmith Town Hall – application submitted for 1,840 sq m net foodstore 
containing 1,472 sq m convenience floorspace (App Ref: 2010/03465/FUL) 

7.62	 We are aware that the Hammersmith Town Hall scheme is yet to be approved, but as it is 
a key site for LBHF, we have decided to include it as a commitment.  Deducting the above 
commitments from the total available capacity gives the total convenience capacity figures 
before Earls Court at each design year as highlighted below:

•	 2016 = £241.42 million

•	 2022 = £290.36 million

•	 2028 = £344.12 million

7.63	 The next step is to reduce the maximum comparison turnover of Earls Court in each design 
year. (i.e. Scenario 1).  The convenience element of Earls Court will have a maximum turnover 
of £8.29 million in 2016, £33.80 million in 2022 and £43.02 million in 20208.  As such, the 
proposed turnover for Earls Court equates to just over 3% of the identified capacity in 2016, 
11% in 2022 and just fewer than 12% in 2028.  This shows that even after the Earls Court 
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development, there is still a huge amount of capacity for further convenience development 
within the SA. Deducting the proposed Earls Court turnover from the identified capacity gives 
the following capacity figures:

•	 2010 = £230.77 million

•	 2016 = £233.13 million

•	 2022 = £256.56 million

•	 2028 = £301.10 million

7.64	 The above represents a worst case scenario and does not take into consideration the additional 
convenience expenditure that would arise as a result of the additional residential and office 
worker population as part of the Earls Court development.

7.65	 Table 7 of Appendix 6 estimates the additional spend that the development at Earls Court 
would bring to the area and is based on a number of assumptions including:

•	 Average residential unit size is 2.3 people per unit

•	 Convenience expenditure per capita for residents would be the average for Zone 1

•	 90% of residents convenience expenditure would be retained on site

•	 �The office floorspace would have an employment density of one employee per 13.8 
sq m gross floorspace

•	 �Convenience expenditure per capita for office workers would be the average for the 
SA as it is unrealistic to expect all office workers to reside in Zone 1 and

•	 10% of office workers convenience expenditure would be retained on site

7.66	 The phasing plans for the whole Earls Court scheme are complex and for the purpose of this 
exercise, we have assumed that the all Phase 1 residential units will be constructed by 2016, 
and similarly that all Phase 2-4 residential and office units will be constructed by 2022, and all 
Phase 5-6 residential and office units by 2028. In reality, this is unlikely to happen and some of 
the residential and office units in each phase will follow at a later date.  Also, for the purpose 
of this exercise, we have assumed that the residential units already on site in terms of the 
Gibbs Green and West Kensington Estates (circa 750 homes) will be offset by the additional 
residential units proposed at Seagrave Road (circa 808 units) and as such, we have taken the 
6,775 residential units proposed to be a net increase for this exercise. 

7.67	 The above assumptions would result in the following level of comparison expenditure being 
retained on site (as highlighted in Table 6b of Appendix 6):

•	 2016 = £5.39 million

•	 2022 = £26.13 million

•	 2028 = £44.03 million
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7.68	 This would result in a further enhanced and more realistic capacity figure for the SA as 
demonstrated on Table 6b and highlighted below:

•	 2016 = £238.52 million

•	 2022 = £282.69 million

•	 2028 = £345.14 million

7.69	 Table 6c of Appendix 6 converts the above available expenditure figures into floorspace using the 
proposed high and low sales density for Earls Court Scenario 1 and Scenario 2 in 2016, 2022 and 
2028.  This provides the following convenience floorspace capacity within the SA after commitments 
and Earls Court:

Table 7.9: Convenience Capacity within the SA after Commitments and Earls Court

Design Year Capacity in Floorspace (sq m)
2016 18,693 sq m – 39,411 sq m
2022 21,744 sq m – 45,843 sq m
2028 26,074 sq m – 54,973 sq m

Source: Table 6c, Appendix 6

7.70	 It is also a useful exercise to review how the additional convenience expenditure from residents and 
office workers in Earls Court could realistically be retained on site at each design year compares to 
the proposed convenience turnover of Earls Court at each design year.  This is summarised below:

Table 7.10: Percentage of Earls Court convenience turnover that could be supported by the growth in Earls Court 
resident/worker population

Design Year Turnover of Earls Court 
Convenience (£m)

Earls Court  
Exp Retained on Site (£m)

% of Earls Court Turnover 
Supported by Growth in Exp

Phase 1 2016 £3.93 - £8.29 £5.39 65% - 137%
Phase 2-4 
2022

£12.02 – 25.35 £20.53 81% - 171%

Phase 1-4 
2022

£16.03 - £33.80 £26.13 77% - 163%

Phase 5-6 
2028

£4.08 - £8.60 £16.96 197% - 415%

Phase 1-6 
2028

£20.40 - £43.02 £44.03 102% - 215% 

Source: Table 7, Appendix 6

7.71	 The above table highlights that the increase in convenience expenditure from Earls Court residents 
retained on site would be higher than the proposed turnover for the low sales density (Scenario 2) 
at all design years.  This effectively means that the proposed development would actually result in 
additional convenience expenditure within the SA, which would ultimately result in a positive impact 
on all centres and stores.

7.72	 Where the high sales density is applied for the proposed Earls Court turnover (Scenario 1), the 
increase in additional convenience expenditure would cover over 65% of the proposed Earls Court 
turnover in 2016, rising to 77% in 2022 and 102% in 2028.  This would significantly reduce any 
identified impact on centres and stores in 2016 and 2022, and would result in a very minor positive 
impact on centres in 2028.
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8	 Sequential Assessment
8.1	 Policy 15.1 of PPS4 requires in-centre sites to be assessed in terms of their availability, suitability 

and viability, and consideration given to flexibility in terms of scale, format, car parking provision and 
the possibility for disaggregation.  The Practice Guidance for PPS4 defines availability, suitability 
and viability as:

•	 �Availability – whether sites are available now or are likely to become available for 
development within a reasonable period of time (determined on the merits of a 
particular case, having regard to inter alia, the urgency of the need)

•	 �Suitability – with due regard to the requirements to demonstrate flexibility, whether 
sites are suitable to accommodate the need or demand which the proposal is intended 
to meet

•	 �Viability – whether there is a reasonable prospect that development will occur on the 
site at a particular point in time

Sequential Approach Analysis

8.2	 PPS 4 requires retail development to adopt a sequential approach to the selection of sites, requiring 
an examination of the potential for developing town centre sites, in preference to edge of centre 
then out of centre sites. 

8.3	 The Earls Court development proposals comprise one of the most significant development sites in 
London.  It is important to recognise that with the delivery of 6,775 new residential units and circa 
12,000 new jobs, there is a requirement to create a “place” or “new urban quarter” to support the 
retail and leisure demand such development generates.  

8.4	 The Earls Court development proposals have the potential to provide a retail, leisure and office 
centre at the heart of a strategic area of regeneration and renewal.

8.5	 The site can be classified as edge of centre as it adjoins Fulham Town Centre. 

8.6	 The retail and leisure development likely to be delivered as part of the Earls Court development 
proposals will fulfil various functions:

•	 �Serving the day to day needs of those living, working and visiting the site, along with 
providing facilities for existing people in the local area

•	 �Providing a focal point in the Opportunity Area by delivering a commercial hub and 
new urban quarter serving the new community

•	 �Providing a mix of retailers/leisure operators in a variety of unit sizes

8.7	 The first two functions would not be catered for by development in any of the existing centres in 
RBKC and LBHF.  
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8.8	 In light of the need to identify new centres in Opportunity Areas set out in change 2.53 of the 
RLP and the likely retail function of the Earls Court development proposals, we consider that the 
underlying objectives of the sequential approach would be met by the redevelopment of the site.  
The likely comparison, convenience, food/drink and leisure floorspace, for which there is a defined 
quantitive/ qualitative need, promotes the creation of a new retail centre as part of the Earls Court 
development proposals. This in itself would meet the aims of PPS4 and the sequential approach by 
delivering retail/leisure development to an underserved area in a sustainable location that is well 
served by public transport.  

8.9	 Nonetheless, we have carried out an analysis of nearby centres within RBKC and LBHF to 
assess whether there are sequentially preferable sites capable of accommodating as little as 
2,500 sqm of retail and leisure development sales area, on a site of 0.3ha, to allow servicing 
and access.  

8.10	 This figure represents ultimate flexibility as none of the centres could accommodate the full 
level of floorspace likely to be delivered as part of the Earls Court development proposals or 
achieve their planning objectives.  The centres assessed, by looking for sites within the defined 
town centre and 300 metres from the primary shopping frontage, are listed below:-

•	 Shepherds Bush (Metropolitan)

•	 Knightsbridge (International)

•	 Fulham (Major)

•	 Hammersmith (Major)

•	 Kensington High Street (Major)

•	 Kings Road (Major)

•	 Earls Court Road (District)

•	 Fulham Road (District)

8.11	 Accordingly, identified sites as small as 0.3 hectares, have been assessed against the following 
PPS4 tests:

•	 �sites are assessed for their availability, suitability and viability

•	 �ensure that all in-centre options have been thoroughly assessed before less central 
sites are considered

•	 �ensure that where it has been demonstrated that there are no town centre sites 
to  accommodate a proposed development, preference is given to edge of centre 
locations which are well connected to the centre by means of easy pedestrian access 
and

•	 �ensure that in considering sites in or on the edge of existing centres, developers and 
operators have demonstrated flexibility in terms of:

•	 scale

•	 format

•	 car parking provision

•	 the scope for disaggregation.
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8.12	 The analysis has also been informed by 2010 Roger Tym and Partners (RTP) Earls Court and 
West Kensington Opportunity Area Retail Need Assessment (RTPRNA), produced on behalf of 
LBHF, RBKC and the GLA.

8.13	 The search of the centres, which incorporated all land within and on the edge of the centre 
boundaries as defined in the relevant adopted UDP’s, has revealed that there are 16 sites 
which could fit 0.3ha criterion.  These are set out below.

Royal Borough of Kensington and Chelsea

Kings Road

8.14	 DP9 have carried out a thorough assessment of Kings Road Major Centre in accordance with 
the methodology set out in paragraphs 7.10 – 7.11 above.  The research has found that there 
are four potential redevelopment sites within or on the edge of the defined centre.  

8.15	 Of these four sites, three are too small to accommodate 2,500sqm of retail/leisure on a site of 
0.3ha and are dismissed as unsuitable.  

8.16	 The first, Sloane Square Station is just 0.09 ha and only capable of accommodating a small 
amount of floorspace.   

8.17	 The next site is 250 Kings Road, which comprises a retail unit of noticeably worse quality than 
others in the centre.  However this is only 0.07ha and could only deliver a small amount of 
retail/leisure space. 

8.18	 The third site is 102 Sydney Street, which has been identified by RBKC as suitable for 
redevelopment.  However, at just 0.02ha, the site is only capable of accommodating a small 
amount of retail/leisure floorspace. 

8.19	 The fourth site is the Kings Road/Sydney Street Farmers Market.  This site is 0.76ha in size 
and is capable of accommodating a retail led development.  However, the site is currently 
in beneficial use as a Farmers Market and there is no indication that the site is available 
for redevelopment.  Furthermore, the loss of the market through redevelopment would be 
detrimental to the Kings Road as it would remove a popular attraction that adds to the vitality 
and viability of the centre. 

8.20	 Furthermore, there is a need to create a sense of place and a sustainable community within 
the OA, requiring parts of the development envisaged to be located within even a number of 
smaller sites would run contrary to policy aspirations.  

Knightsbridge

DP9 have carried out a thorough assessment of Knightsbridge International Centre in 
accordance with the methodology set out in paragraphs 7.10 – 7.11.  The research has found 
that there are no potential redevelopment/new retail/leisure site within or on the edge of the 
defined centre.  Knightsbridge is characterised by high quality retail along Brompton Road, 
tightly surrounded by high end residential properties on the surrounding streets.  As a result 
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redevelopment opportunities are extremely limited. 

8.21	 The RTPRNA identifies a number of sites, but these are either too small, such as the site 
immediately behind Knightsbridge tube station and the Park Tower Hotel, or they are outside 
the town centre (Pavilion Road Car Park, South Kensington Tube Station, 49-93 Pelham Street 
and Clearings 1/Draycott Avenue/Denyer Street/Mossop Street). 

Kensington High Street

8.22	 DP9 have carried out a thorough assessment of Kensington Major Centre in accordance with 
the methodology set out in paragraph 7.10 – 7.11.  The research has found that there are four 
potential redevelopment sites within or on the edge of the defined centre.  As with Knightsbridge, 
Kensington High Street due to its high quality frontages and tightly penned streets of high end 
housing surrounding the centre has limited redevelopment opportunities. 

8.23	 Of the four potential redevelopment sites, one, Lancer Square, is below the methodology 
threshold of 0.3ha. Lancer Square, which has been identified for potential redevelopment by 
RBKC in their Core Strategy.  The site is just 0.25ha in size and unsuitable for the application 
proposal.

8.24	 The first site suitable for further analysis is the Odeon Cinema and Post office site, which 
has been highlighted as suitable for redevelopment in the RTPRNA as suitable for retail 
development.  The site is 0.5ha in size and could accommodate an element of the retail and 
leisure development proposed.  However, the site could be considered as unavailable as it 
obtained planning permission for residential development and a smaller cinema in 2008.  

8.25	 In addition, it is clear that the council would wish to see a continued cinema use on the site, 
evidenced through the imposition of a condition stating that the cinema space consented could 
not be used for any other use.  Furthermore, the site is dismissed as it would not provide the 
facilities required to support the level of residential and office development envisaged as part 
of the Earls Court redevelopment proposals.  

8.26	 The second site is the Commonwealth Institute, which at 1.37 hectares is capable of 
accommodating a significant amount of retail floorspace.  However, the site is dismissed as it 
is both unavailable and unsuitable for retail led development.  The Commonwealth Institute was 
granted planning permission for a new Design Museum, along with ancillary retail, restaurants, 
cafés, offices, residential and leisure. 

8.27	 Even if the above scheme is not implemented, the site is identified in the Core Strategy to 
deliver:-

“a high trip generating public institutional arts or cultural use, preferably an exhibition use.”

8.28	 In light of the above, the site is considered unavailable and unsuitable for the retail/leisure 
element of the as part of the Earls Court redevelopment proposals.
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8.29	 The final site is High Street Kensington underground station, which is located in High Street 
Kensington Town centre, and at 2.4ha, is capable of accommodating some leisure and 
retail development.  It has been identified in the RTPRNA as having the potential for retail 
development. 

8.30	 Whilst in size and location terms, it could deliver additional retail and leisure development; 
it is dismissed on the grounds of availability and viability.  The arcade leading to the station 
is fully let and appears to be trading well, providing no obvious indication that it is in need of 
redevelopment on economic grounds.  

8.31	 In addition, the ticket area and platforms do not appear to need alterations or reconfiguration 
that could be solved through wholesale redevelopment.   Furthermore, any redevelopment 
would cause significant problems during construction for passengers using the station and 
would present operational problems to LUL in the running of the service.  

8.32	 The site is therefore dismissed as being unavailable and non-viable,  it would not provide the 
facilities required to support the level of residential and office development envisaged at the as 
part of the Earls Court redevelopment proposals.  

Earls Court Road

8.33	 DP9 has conducted a thorough survey of sites and premises within Earls Court Neighbourhood 
Centre, however there are none fitting the 0.3ha site selection criteria.  The RTPRNA identified 
a single site that could be suitable for development, but at just 0.07ha, it is too small to warrant 
further analysis. 

London Borough of Hammersmith and Fulham

Fulham

8.34	 DP9 have carried out a thorough assessment of Fulham Major Centre in accordance with the 
methodology set out in paragraph 7.10 – 7.11 above.  The research has found that there are 
five potential redevelopment sites within or on the edge of the defined centre.   However, two 
of these, the Coomer Place Car Park site and land at 88-90 Lillie Road/230-236 North End 
Road and 5A Bramber Road, are dismissed as they are both 0.2ha, a size that falls below the 
assessment criteria of 0.3ha. 

8.35	 The first to be appraised is 84-88 Fulham High Street, which at 0.37ha is capable of 
accommodating a small amount of retail/leisure floorspace. 

8.36	 The likely form of development would be unit shops at ground floor level with residential above.  
Indeed, there is an unimplemented planning permission for 46 residential units and 295 sqm of 
retail and 403 sqm of restaurants.  
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8.37	 In light of the above, the site is dismissed as it would not provide the facilities required to 
support the level of residential and office development envisaged at the as part of the Earls 
Court redevelopment proposals.  

8.38	 The second site is the RTPNA identified site located between Thaxton Road and Lillie Road.  
The site is 0.41ha in size and comprises residential, retail unit shops and a telephone exchange.   
The site is dismissed on the grounds of availability.  On the date the survey was conducted, 
all properties were occupied and in beneficial use, with no obvious indication that any element 
of the site was available.  Furthermore, the site is in multiple ownership, meaning that site 
assembly would be difficult to achieve.  The site would not provide the facilities required to 
support the level of residential and office development envisaged at the as part of the Earls 
Court redevelopment proposals.  

8.39	 The third site is the RTPNA identified site located on the south west corner of Lillie Road and 
North End Road.  The site is 1.26ha in size and comprises residential, retail unit shops and 
offices.   We dismiss the site on the grounds of availability.  Contrary to the comments made in 
the RTPNA, there are not significant levels of retail vacancy on the site, with only three shops 
currently not in use.  Furthermore, it contains a recently refurbished Co-operative store that 
appears to be trading well.  On these grounds alone the site is appreciably not available for 
redevelopment.  

8.40	 In addition to the above, the site is in multiple ownership, particularly the flats that sit above 
the retail terrace.  This would mean that site assembly, particularly for the residential would be 
difficult and a comprehensive redevelopment would be unlikely.  The most achievable scheme 
would be a refurbishment of the existing retail units, which would not lead to a significant net 
increase in retail offer as it would effectively replace existing provision on site.  The site is 
therefore dismissed on the grounds of availability.  Furthermore, the site is dismissed as it would 
not provide the facilities required to support the level of residential and office development 
envisaged at the as part of the Earls Court redevelopment proposals.  

Hammersmith

8.41	 DP9 have carried out a thorough assessment of Hammersmith Major Centre in accordance 
with the methodology set out in paragraph 7.8 above.  The research has found that there are 
nine potential redevelopment sites within or on the edge of the defined centre.  However, two 
of these, the sites at Angel Walk/Kings Street and Brook House/227 Shepherds Bush Road 
(identified in the RTPRNA) are dismissed as they fall below the size criteria of 0.3ha. 

8.42	 The first site to be appraised is the Hammersmith and City Line Station Car Park site, which 
at 0.61 ha is capable of accommodating some retail and leisure development.  The site has 
an extant planning permission for offices and a four screen cinema, so it is questionable if 
it is available.  Furthermore is identified for predominately mixed use office and residential 
development in the 2007 LBHF Site Allocations Preferred Options document.  Whilst the 
Council’s intentions for the site have been further clarified in the 2010 Proposed Submission 
Core Strategy, which states that if the extant permission is not implemented then the site 
could incorporate some retail. Even if a scheme incorporating 2,500 sqm of retail/leisure could 
be progressed, it would not deliver the benefits envisaged in the Earls Court development 
proposals.  The site is therefore dismissed. 



Properties
Earls Court Project Application 2  |  London Borough of Hammersmith & Fulham

Retail & Leisure Assessment  |  June 2011 57

8.43	 The next site is Hammersmith Island Phase 4.  This is located adjacent to the existing transport 
interchange in the town centre and at 0.37ha, is capable of accommodating some leisure and 
retail development.  

8.44	 It is dismissed as unsuitable as the site has been identified in the LBHF Site Specific Allocations 
Preferred Options document for offices, residential and as an extension to the existing bus station.  

8.45	 The third site to be appraised is the Hammersmith Town Hall Extension site.  This is 1.33ha in 
size and capable of accommodating a reasonable amount of retail and leisure development.  
The preferred use in the Site Specifics Allocation document is new civic accommodation, along 
with other town centre uses, including retail and potentially a replacement cinema.  In addition, 
an application has been submitted to redevelop the site for a mixed use scheme, incorporating 
a new civic centre, square, residential and a foodstore.  

8.46	 Whilst the site is suitable for retail/leisure development, equating to a proportion of the likely 
Earls Court proposal floorspace, it would not provide the facilities required to support the level of 
residential and office development envisaged at Earls Court.  It is therefore considered that the site 
is not suitable for the retail/leisure proposed as part of the Earls Court redevelopment proposals.  .   

8.47	 The next site is on King Street, opposite Cambridge Grove.  It is 0.36 ha in size, comprising retail, 
housing and a college and is identified in the RTPRNA as suitable for mixed use development, 
including retail.  The site appears to be in multiple ownership, particularly the flats that sit 
above the retail terrace.  This could mean that site assembly, particularly for the residential, 
would be difficult and a comprehensive redevelopment may not happen in the short to medium 
term.  The most achievable scheme would be a refurbishment of the existing retail units, which 
would not lead to a significant net increase in retail offer as it would effectively replace existing 
provision on site, albeit of a significantly improved quality.  The site is therefore dismissed 
on the grounds of availability.  Furthermore, even in the event that the Mall is increased in 
size through development on the podium deck (which is highlighted as an option in the Core 
Strategy) the scheme would not provide the facilities required to support the level of residential 
and office development envisaged as part of the Earls Court redevelopment proposals.  

8.48	 The fifth site to be analysed is Hammersmith Triangle.  It is 0.3 ha in size and capable of 
accommodating a proportion of the retail and leisure proposed as part of the Earls Court 
redevelopment proposals and is identified by RTP as suitable for retail development. 

8.49	 Whilst retail would be an obvious use as part of any redevelopment, the site is unavailable.  The 
majority of the site is taken up by a relatively modern office block, and it isconcluded that the 
site is unlikely to come forward for redevelopment in the near future. 

8.50	 The sixth site to be appraised is Holcombe Place.  It is 0.39 ha, comprising retail, with residential 
above and is identified in the RTPRNA as suitable for mixed use development, including retail.  
Whilst RTP criticise the retail, it should be noted that the site is fully let. 
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8.51	 The site is unavailable.  It appears to be within multiple ownership, particularly the flats that 
sit above the retail terrace.  This would mean that site assembly, particularly for the residential 
would be difficult and a comprehensive redevelopment would be unlikely.  The most achievable 
scheme would be a refurbishment of the existing retail units, which would not lead to a significant 
net increase in retail offer as it would effectively replace existing provision on site.  The site is 
therefore dismissed on the grounds of availability.  Furthermore, the site is dismissed as it would 
not provide the facilities required to support the level of residential and office development 
envisaged as part of the Earls Court redevelopment proposals.  

8.52	 The next site to be analysed is the Hammersmith Palais site on Shepherds Bush Road.  It 
is 0.41 ha in size, occupied by a vacant concert hall, which is identified in the RTPRNA as 
suitable for mixed use development. 

8.53	 The site is unsuitable.  Both the sites’ planning history and adopted policy make it clear that 
the Council view the best use of the site being leisure.  Planning permission was granted 
for a redevelopment incorporating leisure, café/restaurant and offices.  In addition, the Site 
Allocations Document identifies the site as suitable for leisure and retail development.  

8.54	 The final site to be appraised is Kings Mall/Ashcroft Square Estate.  It is a large 3.6ha 
site, comprising a shopping centre, housing estate and multi-storey car park capable of 
accommodating the retail proposed in the Earls Court development proposals. 

8.55	 The site is potentially unavailable as it appears to be in multiple ownership, particularly the 
flats that sit above the retail terrace.  This would mean that site assembly, particularly for the 
residential could be difficult and a comprehensive redevelopment scheme, involving extensive 
demolition, may not be possible.  The most achievable scheme would be a refurbishment of the 
existing retail units, which would not lead to a significant net increase in retail offer as it would 
effectively replace existing provision on site.  Furthermore, the site is dismissed as it would 
not provide the facilities required to support the level of residential and office development 
envisaged as part of the Earls Court redevelopment proposals.  

8.56	 In conclusion, there is a need to create a sense of place and a sustainable community within 
the OA. Requiring parts of the development envisaged to be located within even a number of 
smaller sites remote/distant to the OA would run contrary to policy aspirations.  

Shepherds Bush

8.57	 Only one site has been identified for examination in Shepherds Bush town centre.  This is the 
former Odeon Cinema site, which at 0.35ha is capable of accommodating a small amount of 
retail/leisure floorspace. 

8.58	 The likely form of development envisaged by the Council in their Site Specific Allocations 
document is to retain the existing building and convert it into a mix of uses, potentially including 
a hotel with retail/leisure at the ground floor.  

8.59	 In light of the above, the site is dismissed as it would not provide the facilities required to 
support the level of residential and office development envisaged as part of the Earls Court 
redevelopment proposals.  
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Fulham Road 

8.60	 DP9 has conducted a thorough survey of sites and premises within Fulham Road, however 
there are none fitting the 0.3ha site selection criteria.  The RTPRNA identified four sites that 
could be suitable for development, but all are extremely small, ranging from 0.03 – 0.05ha. 
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9	 Impact Assessment
9.1	 Having demonstrated that the scheme accords with the sequential approach, the next 

requirement of PPS4 is to assess the potential impact on existing centres.

9.2	 Policy EC17 of PPS4 highlights that planning permission should be refused where there is clear 
evidence that the proposal is likely to lead to significant adverse impacts in terms of any one 
of the impacts set out in Policies EC10.2 and EC16.1, taking account of the likely cumulative 
effect of recent permissions, development under constructions and completed developments.

9.3	 Policy EC10.2 highlights the five general impacts that all planning applications for economic 
development shall be assessed against whilst Policy EC16.1 highlights the six town centre 
specific impacts that the proposal must be assessed against.  Firstly, we assess the town 
centre specific impacts under Policy EC16.1 of PPS4 below.

Policy EC16.1 Impacts

a) Impact of the proposal on existing, committed and planned public and private 
investment in the centre or centres of the catchment area of the proposal

9.4	 The main centres within the SA are Fulham Major Centre, Kensington High Street Major Centre, 
White City Metropolitan Centre, Hammersmith Major Centre, King’s Road Major Centre and 
Knightsbridge International Centre (King’s Road and Knightsbridge are only within the SA for 
comparison goods).

Fulham Major Centre

9.5	 LBHF Core Strategy Proposed Submission document (October 2010) identifies North Fulham 
as a Regeneration Area (NFRA).  The NFRA includes the application Site as well as the 
northern part of Fulham Major Centre (i.e. the junction of Lillie Road and North End Road).

9.6	 Strategic Site 2 of the NFRA is the site to the south west of the North End Road/Lillie Road 
junction, which is identified as suitable for a shopping led mix of town centre uses and housing.  
This site is also identified within the Roger Tym & Partners Retail Needs Evidence Base for 
the ECWKA SPD (December 201) as suitable for additional retail development.  This Site is 
within the Fulham town centre boundary but is outside of the retail frontage and is consequently 
deemed edge of centre in retail planning terms.

9.7	 The Earls Court development proposals will not reduce the current market share of the centre to 
such an extent that it would be difficult to attract operator demand and support any development 
in expenditure terms. 

9.8	 As set out in Section  7 above, DP9’s research on “capacity” reveals that there is more than 
sufficient comparison expenditure to support the and the Earls Court development proposals. 
Even following the build out of Earls Court, by 2022 there will be excess comparison expenditure 
capacity equating to some £566 million with the SA, which could support up to 97,427 sqm 
(gross) of new comparison retail floorspace, rising to 173,423 sqm by 2028.  
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9.9	 In terms of impact, the 2028 cumulative figures demonstrate that the centre will experience 
a maximum of 5.4% diversion.  This is within acceptable limits and it is not expected to deter 
future investment, bearing in mind the centre’s relative strength.  

North End Road 

9.10	 DP9’s research on North End Road has revealed that there are no sequentially preferable sites 
and there are no redevelopment schemes proposed in the area.  Therefore, the Earls Court 
development proposals will have no effect on existing, committed and planned public and 
private investment in the centre.  

9.11	 The key consideration is whether the Earls Court development proposals would reduce the 
current market share of the centre to such an extent that it would be difficult to support any 
development opportunities in expenditure terms and to attract operator demand. 

9.12	 In terms of impact, cumulatively the Earls Court development proposals will reduce turnover by 
3.0% – 4.3%, a negligible level of diversion.  Furthermore, by 2028 there will be capacity for 173,423 
sqm of comparison retail, a proportion of which could be accommodated in North End Road.  

9.13	 It should be recognised that the masterplan for Earls Court seeks to increase footfall towards 
North End Road and create a better environment for the area, which in the longer term will 
increase the vitality and viability of the centre.

Kings Road

9.14	 As set out in the Sequential Approach section of this report, the opportunities for retail development 
on the Kings Road are limited.  This can be attributed to its success as a centre, which is in turn 
reflected in its low vacancy levels and the quality of existing retailers.  

9.15	 The sites identified in the Sequential Approach (and by the Council in the RTPRNA) as having the 
potential to accommodate new retail development total 0.94 ha in size, which if developed for retail 
would only deliver an additional circa 10,000 sqm of retail.  

9.16	 As set out previously, by 2028, there will be capacity to support 173,423 sqm of comparison retail 
development.  The Kings Road will require just 5.8% of this growth to support the redevelopment 
of identified sites.  Accordingly, the Earls Court development proposals will not have a detrimental 
effect on any existing, committed and planned public and private investment in the centre 

Earls Court Road

9.17	 DP9’s research on Earls Court Road has revealed that there are no sequentially preferable 
sites and there are no redevelopment schemes proposed in the area.  Therefore, the Earls 
Court development proposals will have no effect on existing, committed and planned public and 
private investment in the centre.  
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9.18	 Furthermore, by 2028 there will be capacity for 173,423 sqm of comparison retail, a proportion 
of which could be accommodated within Earls Court Road Neighbourhood Centre.  Accordingly, 
it is not considered that the Earls Court development proposals will have a detrimental effect 
on investment in this centre.

b) The impact of the proposal on town centre vitality and viability, including local consumer 
choice and the range and quality of the comparison and convenience retail offer

Fulham Major Centre and North End Road

9.19	 In respect of Fulham, DP9’s retail healthcheck has demonstrated that the centre is good in terms of 
vitality and viability and that it serves a strong local function.  Fulham is providing a strong retail function 
for local residents, with a good range of shops and facilities that cater for local needs.  The centre has 
a reasonable representation of multiple retailers and has a low vacancy level of 7.5%, almost half the 
national average. 

9.20	 Whilst the assessment indicates that the Earls Court development proposals will have the greatest 
individual impact on Fulham (worst case cumulative comparison impact at 2028 of between 3.9% and 
5.4%), it is believed that both centres can function effectively alongside one as another.  The retail offer 
at Earls Court will be different to that at Fulham as it will not be intended to accommodate mainstream 
multiple retailers. Instead it will incorporate unique and diverse retailers that are not present in Fulham.  
Accordingly, bearing in mind the low level of trade diversion and the qualitative difference in offer, the 
vitality and viability of Fulham will not be detrimentally affected by the Earls Court development proposals. 

9.21	 In terms of North End, the retail healthcheck has revealed a centre that is successfully performing 
the role expected of a local centre, providing good convenience and service provision to support the 
day to day needs of local residents and workers, with limited comparison provision.  Whilst a worst 
case comparison cumulative impact at 2028 of between 3.0% and 4.3% is predicted, such diversion 
is minimal and would not detrimentally affect the vitality and viability of the centre.  It should also be 
recognised that the masterplan for Earls Court seeks to increase footfall towards North End Road and 
create a better environment for the area, which in the longer term will increase the vitality and viability 
of the centre

Earls Court Road

9.22	 In respect of Earls Court Neighbourhood Centre, DP9’s retail healthcheck has demonstrated that the 
centre is good in terms of vitality and viability and that it serves a strong neighbourhood function, with 
a good range of shops and facilities that cater for local needs.  Its strength is demonstrated by its low 
vacancy level of 7.5%, almost half the national average. 

9.23	 As the level of trade diversion is low (worst case cumulative comparison impact at just 3.2% – 4.6% in 
2028), it is not envisaged that the Earls Court development proposals will have a detrimental impact on 
the vitality and viability of Earls Court Road. 

Kings Road

9.24	 Our assessment of the Kings Road has found that the centre serves shoppers from the Royal 
Borough and beyond, particularly tourists, and its superior comparison offer ensures it fulfils its 
role as a healthy major shopping centre.  
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9.25	 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.  
Vacancies are extremely low at just 6%, under half the national average. 

9.26	 As set out in Table 9.6 of this report, the Earls Court development proposals will have some 
impact on the Kings Road.  However, our assessment indicates that the worst case cumulative 
comparison impact at 2028 would be minimal at just 3.6% – 4.3%. As a result of the King’s 
Road’s excellent facilities and strong draw beyond the local area, we would not expect it to 
suffer any detrimental effects as a result of this low level of impact.

c) The impact of the proposal on allocated sites outside town centres being developed 
in accordance with the development plan

9.27	 No allocated sites outside of town centres relevant to the Earls Court proposals have been 
identified and as such, this criterion is not applicable.

d) The Impact of the Proposal on In-Centre Trade/Turnover and on Trade in the Wider 
Area. 

9.28	 Separate impact assessments for the convenience and comparison floorspace incorporated within 
the Earls Court development proposals have been undertaken. Each is dealt with in turn below.

Comparison Impacts

9.29	 Section 4 of this report highlights the following level of comparison floorspace at Earls Court:

•	 Earls  Court Phase 2-4 (2022) = 13,000 sq m gross comparison and

•	 Earls Court Phase 5-6 (2028) = 2,000 sq m gross comparison

9.30	 As previously stated, there are two Development Options for the Earls Court redevelopment:

•	 �Development Option (Site Wide) - This option relates to the whole of the Earls Court 
Site.  It results from the combination of Planning Applications 1 and 2 and

•	 �Development Option (RBKC) - This option relates to the scheme proposals within 
RBKC.  It comprises the implementation of Planning Application 1

9.31	 Development Option (RBKC) only relates to Phase 1 retail and includes no comparison 
floorspace.  As such, no comparison retail impact assessment is required for this Development 
Option.  Therefore, a comparison impact assessment is only provided for Development Option 
(Site Wide), which relates to Earls Court Phases 2-4 and 5-6.  
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Development Option (Site Wide)

9.32	 See Appendices 3 and 4 of this report which outlines the methodology and economic impact 
tabulations for identified comparison commitments and the comparison floorspace as part of 
the Earls Court proposals.

9.33	 Tables 8-21 of Appendix 4 provide the retail impact tables for the comparison commitments 
and comparison floorspace proposed for the Earls Court redevelopment.  The comparison 
impact assessment provides the following retail impact figures:

•	 �Impacts of comparison commitments at 2016

•	 �Impact of Earls Court Phase 2-4 comparison floorspace at 2022

•	 �Cumulative impact of commitments and comparison floorspace in Earls Court Phase 
1-4 at 2022

•	 �Impacts of comparison floorspace in Earls Court Phase 5-6 at 2028 and

•	 �Cumulative impact of commitments and comparison floorspace in Earls Court Phase 
1-6 at 2028.  This represents the worst case impact figures for Development Option 
(Whole Site)

9.34	 The three comparison commitments have been identified.  These are as follows:

•	 �Victoria – planning permission granted in February 2009 for the redevelopment of 
the Land Securities landholding close to Victoria Station.  The comparison retail 
element of the scheme is 8,210 sq m net

•	 �Battersea Power Station – resolved to grant permission in November 2010 subject 
to the signing of the s106 agreement.  This application included 30,417 sq m net 
comparison floorspace and

•	 �Hammersmith Town Hall (App Ref: 2010/03465/FULL) – a planning application has been 
submitted which includes 1,263 sq m net comparison floorspace (895 sq m of which is 
for small units and 368 sq m is the comparison element of the proposed foodstore)

9.35	 The above commitments are likely to be trading by 2016 and as such, consider this to be the 
most appropriate design year to assess the likely impact of the identified commitments.  Table 
11 of Appendix 4 identifies the following impacts of the above commitments on centres:

Table 9.1 – Impact of Comparison Commitments at 2016

Centre Impact of Commitments
Fulham -0.6%
Kensington High Street -1.0%
Shepherds Bush -1.2%
Hammersmith +5.6%
King’s Road -2.0%
Knightsbridge -1.9%
Wandsworth -3.2%
West End -0.7%

Source: Table 11 of Appendix 4
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9.36	 It is generally accepted in retail planning that an impact below 10% would not cause detrimental 
impact to a centre which is healthy.  The impact figures identified above are minor in nature and 
are well below the 10% figure.  Consequently, we do not consider that the above impacts would 
cause a significant impact to any centre.

9.37	 As highlighted above, the strongest impacts are likely to be on centres such as Wandsworth, 
King’s Road and Knightsbridge. This is due to the location of these centres in close proximity to 
Battersea Power Station and the Victoria developments, as opposed to being affected directly 
by the Earls Court redevelopment proposals.

9.38	 It should be noted that Hammersmith and Victoria will have a positive impact as a result of 
commitments as they will provide the centres with an enhanced comparison turnover.  

9.39	 It is not considered that there would be great impacts on the centres such as Fulham and 
Kensington High Street as these centres are not located within the primary catchment of the 
identified commitments.

9.40	 The first comparison retail element of Earls Court (Phase 2-4) is envisaged to be fully completed 
and trading in 2022.  Two Scenarios for the proposed Earls Court turnover are identified below:

•	 Scenario 1 – High End Sales Density (worst case impact)

•	 Scenario 2 – High Street Sales Density

9.41	 Further information on the above Scenarios is included within Section 4and Appendix 3 of this 
report.  Table 14a-b of Appendix 4 identifies the impact of Earls Court Phase 2-4 at 2022 on 
exiting centres. There are two separate tables to assess the potential impact of Earls Court 
Phase 2-4 at 2022 to take into consideration the two scenarios for the turnover of the Earls 
Court development.  Table 14a assesses the impact of Scenario 1 (high sales density of Earls 
Court) and Table 14b assesses the impact of Scenario 2 (low sales density for Earls Court). 

9.42	 The same proportion of trade diversion to each centre is estimated for both Scenario 1 and 
Scenario 2.  However, as there is a higher turnover estimated for Scenario 1, the highest impact 
on centres will be for this development scenario. The estimated impact on centres from Earls 
Court Phase 2-4 are summarised below for Scenarios 1 and 2:

Table 9.2 – Comparison Impact of Earls Court Phase 2-4 at 2022

Centre Impact (%)
Scenario 1 Scenario 2

Fulham -4.3% -3.0%
North End Road -3.7% -2.6%
Earls Court Road -4.2% -2.9%
Kensington High Street -2.5% -1.7%
White City -0.8% -0.6%
Hammersmith -2.2% -1.5%
King’s Road -2.1% -1.5%
London West End -0.2% -0.1%

Source: Table 14a-b of Appendix 4
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9.43	 It is estimated that the majority of trade, for each scenario, will be diverted to the Earls Court development 
from the SA.  This reflects that the development is intended to primarily serve the local area and is 
reflective of existing comparison shopping patterns identified in the Household Survey.  

9.44	 We anticipate that there will be some trade diversion from centres outside of the SA, most 
noticeably from the West End.  However, the level of trade diverted to the West End is very low 
in terms of the total turnover of the centre, resulting in a negligible impact (between -0.1% and 
-0.2%).  Such a low level will be imperceptible on such a strong retail centre.  We also envisage a 
small amount of trade to be diverted from Battersea Power Station as a result of the development, 
although this would only be a minor impact of between -0.9% and -1.3% for Scenario 2 and Scenario 
1 respectively.  Once again, this will have no adverse effect on the centre. 

9.45	 We anticipate the highest impact of the comparison element of Earls Court Phase 2-4 will 
be on the higher order centres in close proximity to the redevelopment site such as Fulham, 
Kensington High Street and King’s Road.

9.46	 It is not envisaged there will be significant turnover diverted from more local centres such 
as Earls Court Road and North End Road as they contain limited comparison floorspace. 
Furthermore, the type of comparison floorspace in these centres would not compete in the 
same market as the type of comparison floorspace likely for Earls Court (i.e. high end/boutique 
fashion, jewellery, independent furniture and antiques etc).

9.47	 It needs to be taken into consideration that the estimated impact of Earls Court Phase 2-4 
identified above is the worst case scenario in that it takes no consideration of the increase in 
resident and office worker population in Earls Court at 2022 and the subsequent potential for 
retained comparison expenditure.

9.48	 Section 7 of this report identifies the assumptions made to obtain a more realistic figure of 
the uplift in turnover from Phase 1-4 of the Earls Court resident and worker population that 
can be retained within the Earls Court redevelopment.  Table 7 of Appendix 4 highlights that 
it is estimated £25.06 million comparison expenditure from Earls Court residents and office 
workers can be retained on site by 2022. This equates to 31% of the total Earls Court Phase 2-4 
comparison turnover for Scenario 1 (High Sales Density) at 2022 and 44% of the Earls Court 
Phase 2-4 comparison turnover for Scenario 2 (Low Sales Density).

9.49	 As such, we consider that the impact figures identified in Table 9.2 above are an unrealistic 
worst case scenario and should be reduced to take into consideration that a proportion of the 
comparison turnover from Earls Court will be from the uplift in turnover retained on site (i.e. 
31% for Scenario 1 and 44% for Scenario 2).  The reduced impact as a result of factoring in 
Earls Court residents and workers is shown in Table 9.3 below:v
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Table 9.3: Reduced comparison impact of Earls Court Phase 2-4 at 2022 taking into consideration retained 
comparison expenditure 

Centre Impact of Earls Court Phase 2-4 with retained 
comparison expenditure
Scenario 1 Scenario 2

Fulham -3.0% -1.7%
North End Road -2.6% -1.4%
Earls Court Road -2.9% -1.6%
Kensington High Street -1.7% -1.0%
White City -0.6% -0.3%
Hammersmith -1.5% -0.8%
King’s Road -1.5% -0.8%
London West End -0.1% -0.1%

Source: Table 14a-b of Appendix 4

9.50	 Table 9.3 above highlights the reduced impact of Earls Court Phase 2-4 for Scenario 1 and 2 
and demonstrates that there would in fact be a very minor impact on all centres with 3.0% being 
the highest impact on Fulham and Earls Court Road under Scenario 1. 

9.51	 Table 16a-b of Appendix 4 highlights the cumulative impact at 2022 of the identified commitments 
and the comparison floorspace of Earls Court Phase 2-4.  This has been achieved by assessing 
the difference in turnover within centres between a ‘no development scenario’ in 2022 and the 
turnover of centres after the commitments and Earls Court Phase 2-4.  The cumulative impact 
at 2022 is summarised in Table 9.4 below:

Table 9.4: Cumulative Comparison Impact at 2022

Centre Scenario 1 High Sales Density 
2022 (%)

Scenario 2 Low Sales 
Density 2022 (%)

Fulham -4.9% -3.6%
North End Road -3.7% -2.6%
Earls Court Road -4.2% -2.9%
Kensington High Street -3.5% -2.7%
White City -2.0% -1.8%
Hammersmith +3.3% +4.0%
King’s Road -4.1% -3.4%
London West End -0.9% -0.9%
Wandsworth -3.6% -3.5%

Source: Table 16a-b of Appendix 4

9.52	 The above table shows the highest impact identified at 2022 for Scenario 1 is -4.9% for Fulham.  
Fulham is the closest major centre to the Site and the Household Survey shows it attracts a 
significant level of comparison expenditure from Zones 1 and 2 in particular.  As such there 
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is bound to be an element of trade diversion to Earls Court from this centre.  Even though the 
Household Survey shows that Fulham attracts a significant level of comparison expenditure, 
the centre does not have a particularly strong comparison offer, especially in terms of high 
end quality offer and independent retailers.  This is particularly true for the North End part 
of Fulham centre which attracts more low and mid-range comparison shops.  As such, the 
comparison element of Earls Court will likely serve a different type of market and quality of 
retail offer than available within this centre and consequently, we don’t consider there would be 
a huge trade draw from this centre.

9.53	 The worst case impact of -3.7% and -4.2% for North End Road and Earls Court Road 
respectively is relatively low.  This is because these centres only offer a small level of local 
comparison goods, which we do not consider would be in direct competition with the type of 
comparison retail offer proposed at Earls Court.  Furthermore, it should be recognised that the 
masterplan for Earls Court seeks to increase footfall towards North End Road and create a 
better environment for the area.  

9.54	 A worst case cumulative impact of 3.5% is predicted for Kensington High Street at 2022. This 
centre is also located in close proximity to the site and the Household Survey shows it attracts 
a significant level of comparison expenditure from Zones 1 and 2 in particular. Kensington High 
Street does contain a closer match of the type of retail offer proposed at Earls Court (albeit on a 
much larger scale than envisaged at Earls Court) and as such, would result in a greater level of 
trade diversion than Fulham Major Centre for the commitments and Earls Court (£14.03 million 
for Kensington High Street Scenario 1 compared to £7.22 million for Fulham Scenario 1).  However, 
this still results in a low level of impact on the centre which would not cause significant harm to the 
vitality and viability of the centre.

9.55	 Other centres in the area which would be impacted by the proposals are the King’s Road (worst 
case cumulative impact of -4.1%), White City (-2.0%) and Wandsworth (-3.6%).  The comparison 
offer at King’s Road is similar to the type of retail proposed at Earls Court, although on a much 
larger scale than proposed at Earls Court.  This includes high end fashion and clothing and 
boutique independent retailers including jewellers, furniture and home furnishing units.  The 
relatively high cumulative impact on King’s Road can be explained by the type of retail offer 
being consistent with that envisaged for Earls Court and the fact the centre is in relative close 
proximity to the Battersea Power Station and Victoria commitments.  It is for the latter reason 
that we envisage an impact on Wandsworth and we consider that Earls Court would have a 
minimal impact on Wandsworth town centre.

9.56	 It is generally accepted in retail planning that an impact below 10% would not cause detrimental 
impact to a centre which is healthy.  The cumulative impact figures at 2022 identified above are 
well below such a figure and consequently, we do not consider that the above impacts would 
cause a significant impact to any centre.

9.57	 The next design year is at 2028, which is the year when Phases 5-6 of Earls Court will be 
fully trading.  Table 19a-b of Appendix 4 identifies the impact for the 2028 phase and again 
highlights the main impact is expected on the centres in close proximity to the site such as 
Fulham and Kensington High Street.  As the level of comparison floorspace for Phase 5-6 is 
relatively low when compared against the proposed turnover at 2022, the levels of impact at 
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this phase are noticeably lower than for Phase 2-4.

Table 9.5: Comparison Impact of Earls Court Phase 5-6 at 2028

Centre Impact (%)

Scenario 1 Scenario 2

Fulham -0.5% -0.4%

North End Road -0.6% -0.4%

Earls Court Road -0.5% -0.3%

Kensington High Street -0.3% -0.2%

White City -0.1% -0.1%

King’s Road -0.3% -0.2%

London West End 0.0% -0.0%
Source: Table 19a-b of Appendix 4

9.58	 As can be seen from the above, the impacts on all centres are very minor from Earls Court 
Phase 5-6 as there is only 2,000 sq m gross comparison floorspace proposed at this stage.  
It should be noted that a minor impact on the comparison element of Earls Court Phase 2-4 
(-0.8% for both Scenario 1 and 2) is envisaged as it is unrealistic to expect the comparison 
turnover of the already built comparison floorspace to trade at exactly the same level when 
additional comparison floorspace is proposed as part of the same regeneration site.

9.59	 It should again be noted that the above impacts for Earls Court Phase 5-6 provide a very 
unrealistic worst case scenario where the resident and office worker population is not taken 
into consideration and as such none of the additional Earls Court population expenditure from 
Phase 5-6 would be retained within the site or spent in surrounding centres.

9.60	 Table 7 of Appendix 4 shows that there is potential for £20.23 million of comparison expenditure 
from the Earls Court Phase 5-6 resident and worker population to be retained on site.  This is 
significantly greater than the proposed comparison turnover for Earls Court Phase 5-6 under 
both Scenario 1 (£13.52 million) and Scenario 2 (£9.39 million).  

9.61	 As such, there would be surplus comparison expenditure from the Earls Court Phase 5-6 
resident and worker population which would likely be spent within the surrounding centres, 
which would ultimately lead to a positive impact on all centres as shown in Table 19a-b of 
Appendix 4.  It is reasonable to suggest that the centres that Earls Court would draw trade 
from would receive the highest benefit from the surplus Earls Court population. This includes 
the closer centres in close proximity to Earls Court such as Fulham and Kensington High Street 
and other centres where we envisage a trade diversion such as King’s Road.

9.62	 Finally, we have also assessed a cumulative impact at 2028 of the identified commitments and 
the comparison floorspace within Earls Court Phase 1-6.  This has been assessed by providing 
a baseline of existing trade patterns to 2028 if no commitments or development at Earls Court 
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comes forward by applying the same pattern of trade as identified in the household survey.  

9.63	 Table 21 of Appendix 4 provides the cumulative comparison impact on all centres resulting from 
the commitments and the Earls Court proposals. Table 9.6 below highlights the anticipated 
cumulative comparison impact on existing centres at 2028:

Table 9.6: Cumulative Comparison Impact at 2028

Centre Cumulative Impact High 
Sales Density 2028 (%)

Cumulative Impact Low 
Sales Density 2028 (%)

Fulham -5.4% -3.9%

North End Road -4.3% -3.0%

Earls Court Road -4.6% -3.2%

Kensington High Street -3.7% -2.9%

White City -2.1% -1.8%

King’s Road -4.3% -3.6%

London West End -0.9% -0.9%

Source: Table 21a-b, Appedix4

9.64	 The above provides the worst case impact for Development Scenario (Site Wide) and shows there 
would be no anticipated cumulative impacts at 2028 which would cause a significant detrimental 
impact to the vitality and viability of any centre. The highest cumulative impact identified is -5.4% 
for Fulham Major Centre, although this is still low in retail planning terms and is not considered to 
cause significant harm to the centre.  A significant element of the impact identified for King’s Road 
(-4.3%) is due to the commitments such as Battersea and Victoria that are in close proximity to this 
centre. As such, it is considered that there would be no significant impact on any centre as a result 
of the Earls Court comparison floorspace proposals and the identified commitments.

9.65	 Once again, it should be noted that the above impacts would provide an unrealistic worst case 
scenario where the resident and office worker population is not taken into consideration and as 
such none of the additional Earls Court population expenditure would be retained within the site or 
spent in surrounding centres.

9.66	 Table 7 of Appendix 4 highlights that in 2028 it would be possible for £53.12 million of comparison 
expenditure from Earls Court Phase 1-6 residents and office worker population to be retained 
on site.  This equates to 52% of the total Earls Court Phase 1-6 comparison turnover under 
Scenario 1 in 2028 (£101.36 million) and just over 75% of the Earls Court Phase 1-6 comparison 
turnover under Scenario 2 in 2028 (£70.39 million).  

9.67	 The additional turnover generated from the resident and office worker population of the proposed 
development would ultimately result in a much lower impact of the Earls Court proposals on 
centres for both scenarios and as such, the cumulative impacts for 2028 identified in Table 
9.6 represent a very unrealistic worst case scenario.  Notwithstanding, the cumulative impacts 
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identified in Table 9.6 are still considered to be entirely acceptable in retail planning terms.

Convenience Impacts

9.68	 Section 4 of this report highlights the following level of convenience floorspace proposed for 
Earls Court:

•	 Earls Court Phase 1 (2016) = 1,000 sq m gross convenience

•	 Earls  Court Phase 2-4 (2022) = 3,000 sq m gross convenience and

•	 Earls Court Phase 5-6 (2028) = 1,000 sq m gross convenience

9.69	 As highlighted in Section 4 of this document, there are two separate Development Options for 
the Earls Court redevelopment proposals:

•	 �Development Option (Site Wide) - This option relates to the whole of the Earls Court 
Site.  It results from the combination of Planning Applications 1 and 2 and

•	 �Development Option (RBKC) - This option relates to the scheme proposals within 
RBKC.  It comprises the implementation of Planning Application 1

9.70	 Development Option (RBKC) relates solely to Earls Court Phase 1 retail and as such, only 
1,000 sq m convenience retail is proposed for this development option at 2016.

9.71	 Development Option (Site Wide) relates to the all of the convenience floorspace in Earls Court 
Phases 1-6 and as such, is essentially a cumulative impact of Development Option RBKC (i.e. 
Phase 1) and the convenience element in Earls Court Phase 2-6. 

9.72	 As such, we have separated the convenience assessment into Development Option (RBKC) 
and Development Option (Site Wide) below.  

9.73	 Appendix 5 and 6 of this report provide further information into the Convenience Retail Impact 
Methodology and Economic Tabulations. Tables 8-21 of Appendix 6 provide the detailed retail 
impact tables for the convenience commitments and convenience floorspace proposed for the 
Earls Court redevelopment.

9.74	 The convenience impact assessment provides impact figures for the following:

•	 Impacts of commitments at 2016

•	 �Impact of Development Option (RBKC) Earls Court Phase 1 convenience floorspace 
at 2016

•	 �Cumulative impact of commitments and convenience floorspace in Earls Court 
Phase 1 at 2016.  This represents the worst case convenience impact figures for 
Development Option (RBKC)

•	 �Impact of Earls Court Phase 2-4 at 2022
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•	 �Cumulative impact of commitments and convenience floorspace in Earls Court Phase 
1-4 at 2022

•	 �Impacts of convenience floorspace in Earls Court Phase 5-6 at 2028 and

•	 �Cumulative impact of commitments and convenience floorspace in Earls Court 
Phase 1-6 at 2028.  This represents the worst case convenience impact figures for 
Development Option (Whole Site)

Development Option (RBKC)

9.75	 The first stage of the convenience impact assessment is to estimate the likely impact of the 
identified commitments on centres and individual stores.  The two convenience commitments 
identified are as follows:

•	 �Sainsbury Townmead Rd extension approved 2007 – 1,172 sq m net (App Ref: 
2003/03090/FULL) identified from Roger Tym & Partners Retail Study, 2010 and

•	 �Hammersmith Town Hall – application submitted for 1,840 sq m net foodstore 
containing 1,472 sq m convenience and 368 sq m comparison floorspace  (App Ref: 
2010/03465/FUL)

9.76	 The above commitments will be trading by 2016 and as such, consider this to be the most appropriate 
design year to assess the likely impact of the identified commitments.  Table 11 of Appendix 6 
identifies the following impacts of the above commitments on centres and individual stores:

Table 9.7 – Impact of Convenience Commitments at 2016

Centre Impact of Commitments

Fulham -1.8%

Earls Court Road -0.6%

North End Road -0.5%

Kensington High Street -1.2%

Hammersmith +33.8%

White City -3.0%

Out of Centre Store

Tesco, West Cromwell Rd -3.1%

Sainsbury’s. Cromwell Rd -2.0%

Sainsbury’s, Townmead Rd +23.2%

Tesco, Shepherd’s Bush Rd, Hammersmith -6.5%

Source: Table 11 of Appendix 6

9.77	 Convenience floorspace in general serves a more local catchment than comparison floorspace 
and as such, we would expect the impact on convenience floorspace to be largely felt by 
centres and stores in close proximity to the above developments.

9.78	 The above shows the commitments would result in a significant positive impact on Hammersmith 
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centre as well as on Sainsbury’s Townmead Road.  The Hammersmith Town Hall proposals 
would divert trade from other convenience stores within Hammersmith and the surrounding 
area, but as the proposal is located within Hammersmith centre, there would be an overall large 
positive impact on the centre.  

9.79	 The Hammersmith Town Hall proposals would likely draw trade from Shepherds Bush (-3.0%) 
and Chiswick Centre (-3.4%) as well as other small stores within the locality as these centres 
are popular shopping destinations within Zone 4.  

9.80	 The Household Survey shows that the most popular convenience shopping destination within 
Zone 4 is the Tesco store on Shepherd’s Bush Road to the north of Hammersmith centre.  A 
relatively high impact is anticipated on this store of    -6.5%.  However, the Household Survey 
highlights the store is trading over twice above benchmark levels and as such, this level of 
impact is not considered to be detrimental to the store.  It should of course be noted that out of 
centre stores such as the above are not protected by planning policy.

9.81	 It is also anticipated an impact on other out of centre stores which trade well in the area 
including Tesco West Cromwell Road (-3.1%) and Sainsbury’s Cromwell Road (-2.0%).

9.82	 An impact of -1.8% is estimated for Fulham Centre as the centre draws a proportion of trade 
from Zone 3 in particular and as such, the Sainsbury’s extension would likely have an impact 
on this centre. 

9.83	 The next stage is to assess the likely trade diversion for Earls Court Phase 1 at 2016.  The 
impact for this phase is shown on Table 13a-b of Appendix 6.  There are two separate tables to 
assess the potential impact of Earls Court Phase 1 at 2022 to take into consideration the two 
scenarios for the turnover of the Earls Court convenience floorspace.  Table 13a assesses the 
impact of Scenario 1 (high sales density of Earls Court convenience floorspace) and Table 13b 
assesses the impact of Scenario 2 (low sales density for Earls Court convenience floorspace). 
Further information on each scenario is included within Section 7 of this report.

9.84	 The same proportion of trade diversion to each centre/store is estimated for both Scenario 1 
and Scenario 2.  As there is a higher turnover estimated for Scenario 1, the highest impact on 
centres and stores will be for this Scenario. The estimated impact on centres/stores from Earls 
Court Phase 1 convenience floorspace are summarised below for Scenarios 1 and 2:
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Table 9.8 – Convenience Impact of Earls Court Phase 1 at 2016

Centre Impact of Earls Court Phase 1 at 2016

Scenario 1 Scenario 2

Fulham -1.3% -0.6%

Earls Court Road -1.8% -0.9%

North End Road -1.7% -0.8%

Kensington High Street -1.2% -0.5%

Out of Centre Store

Tesco, West Cromwell Rd -3.1% -1.5%

Sainsbury’s. Cromwell Rd -1.6% -0.8%

Sainsbury’s, Townmead Rd -1.2% -0.5%

Source: Table 13a-b, Appendix 6

9.85	 It is estimated that circa 87% of the trade from Earls Court Phase 1 will come from centres and 
stores within the SA with circa 13% of trade coming from outside of the SA in line with current 
trading patterns identified in the Household Survey.

9.86	 The convenience element of Earls Court Phase 1 only proposes 1,000 sq m gross floorspace 
(650 sq m net) and as such, the impacts identified above are relatively low. The main impact is 
anticipated to be on centres and stores in close proximity to the Site including Fulham, North 
End Road, Earls Court Road, Kensington high Street and the out of centre stores at Tesco 
West Cromwell Road, Sainsbury’s Cromwell Road and Sainsbury’s Townmead Road.  The 
above impacts are minor in nature and would not result in a detrimental impact to any centre.

9.87	 Notwithstanding, the above impacts represent the worst case scenario and does not take into 
consideration the increase in resident and office worker population in Earls Court at 2016 
and the subsequent potential for retained convenience expenditure within the Earls Court 
redevelopment.

9.88	 Section 7 of this report identifies the identifies the assumptions we have made to obtain a more 
realistic figure of the uplift in convenience turnover from Phase 1 of the Earls Court resident 
and worker population that can be retained within the Earls Court redevelopment.  

9.89	 Table 7 of Appendix 6 highlights that we estimate £5.39 million convenience expenditure from 
Earls Court residents and office workers can be retained on site by 2016. This equates to circa 
65% of the total Earls Court Phase 1 convenience turnover for Scenario 1 (High Sales Density) 
at 2016 and circa 137% of the Earls Court Phase 1 convenience turnover for Scenario 2 (Low 
Sales Density).  

9.90	 Therefore, for Scenario 2 it is realistic that the whole of the Earls Court convenience turnover 
could be from additional Earls Court resident and worker population and that there would 
be additional surplus convenience turnover from Earls Court residents to be spent in other 
centres.  As such, we consider there is the possibility in 2016 that there would be a positive 
impact on centres in the surrounding area as a result of the Earls Court proposals.  This is 
highlighted below in Table 9.9 below: 

Table 9.9: Reduced convenience impact of Earls Court Phase 1 at 2016 taking into consideration retained  
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Earls Court resident/worker expenditure 

Centre Impact of Earls Court Phase 1 with 
retained convenience expenditure
Scenario 1 Scenario 2

Fulham -0.5% +0.2%

Earls Court Road -0.6% +0.3%

North End Road -0.6% +0.3%

Kensington High Street -0.4% +0.2%

Out of Centre Stores

Tesco, West Cromwell Rd -1.1% +0.5%

Sainsbury’s. Cromwell Rd -0.6% +0.3%

Sainsbury’s, Townmead Rd -0.4% +0.2%

Source: Table 13a-b, Appendix 6

9.91	 The above highlights that the more realistic exercise would result in a de minimus impact on 
all centres and stores under Scenario 1 and a positive impact on all centres and stores under 
Scenario 2.

9.92	 Table 14a-b of Appendix 6 provides a cumulative impact for the commitments and Earls Court 
at 2016, which are summarised below:

Table 9.10 – Cumulative Convenience at 2016

Centre Impact of Earls Court Phase 1 at 2016

Scenario 1 Scenario 2

Fulham -3.1% -2.5%

Earls Court Road -2.4% -1.5%

North End Road -2.2% -1.3%

Kensington High Street -2.3% -1.7%

Out of Centre Store

Tesco, West Cromwell Rd -6.1% -4.5%

Sainsbury’s. Cromwell Rd -3.5% -2.7%

Sainsbury’s, Townmead Rd +21.8% +22.5%

Tesco, Shepherd’s Bush Rd, 
Hammersmith

-7.2% -6.9%

Source: Table 14a-b, Appendix 6

9.93	 The above cumulative impacts represent the total impacts for Development Option (RBKC) at 2016 
and highlights that there would not be a significant impact on any centres with the highest impact 
on centres in close proximity to Earls Court being on Fulham Major Centre (-3.1% for Scenario 1).

9.94	 It is estimated that there would be an impact of -3.5% for Chiswick and -3.1% for White City, 
although such impacts are not significant and the majority of such impacts would be from the 
Hammersmith Town Hall commitment as opposed to the Earls Court Phase 1 development.  
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Introduction
Fulham is designated as a Town Centre within the London Borough of Hammersmith and Fulham 
(LBHF) UDP and Proposed Submission Core Strategy but is defined as a Major Centre within the 
adopted and draft Replacement London Plan.

Fulham is located to the south east of LBHF and is in close proximity to the boundary of the Royal 
Borough of Kensington and Chelsea (RBKC).  The application Site is located to the north east of 
Fulham Major Centre.  The most northern part of the centre (the junction of North End Road and 
Lillie Road) is adjacent to the south west corner of the application Site.

Area Description 
There are two distinct parts to Fulham Major Centre; the southern part of the centre which runs 
along Fulham Broadway and Jerdan Place and the northern part of the centre that runs along North 
End Road.

The area along Fulham Broadway includes the Fulham Broadway shopping centre next to the tube 
station and contains numerous convenience and food and drink uses.

There are a variety of convenience and comparison units along North End Road, including the 
street market. The most northern part of the centre is at the junction of North End Road/Lillie Road.  
However, the primary frontage (as defined in the emerging Core Strategy) only runs as far north as 
Coomer Place/Racton Road and as such, does not include the area around the North End Road/
Lillie Road junction.

The Core Strategy Proposed Submission document highlights that the priority for Fulham is to 
regenerate the northern part of the centre, which is run down and in need of new investment, by 
the provision of more and improved shopping (Strategic Policy C).  This policy states that the focus 
will be shopping and local services, and leisure activities that would not have an adverse impact on 
surrounding residential properties.

Retail Analysis
Fulham Road Major Centre boundary (as defined in the Core Strategy) has 293 units (excluding 
the street market along North End Road).  This covers the major centre boundary area within the 
emerging Core Strategy as opposed to the primary frontages only.  Tables 1 and 2 below provide 
a breakdown of the different categories of retailers as a percentage, highlighting the Goad national 
average to inform a comparison and assist in the evaluation of the vitality and viability of the centre.   

Table 1: Breakdown of Uses in Fulham Major Centre (Excluding Market Stalls) 

Use Number of Units Percentage GOAD National Average 
A1 Convenience 36 12.3% 10%
A1 Comparison 66 22.5% 42%
Service 166 56.7% 35%
Vacant 22 7.5% 13%
Misc 3 1.0% -
Total 293 100% 100%

Source: GOAD and DP9 Survey 2011



Properties
Earls Court Project Application 2  |  London Borough of Hammersmith & Fulham

Retail & Leisure Assessment  |  June 2011 207

Table 2: Breakdown of Uses in Fulham Major Centre (Including Market Stalls) 

Use Number of Units Percentage GOAD National Average 
A1 Convenience 53 16.6% 10%
A1 Comparison 76 23.7% 42%
Service 166 51.9% 35%
Vacant 22 6.9% 13%
Misc 3 0.9% -
Total 320 100% 100%

Source: GOAD and DP9 Survey 2011

The above tables highlight that the centre has a very different mix of uses compared with the national 
average.  The centre has a strong provision of convenience retailers which is above the national 
average.  This includes the large Waitrose on the southern end of North End Road, Sainsbury’s in 
Fulham Broadway Shopping Centre, Sainsbury’s Local along North End Road, Marks & Spencer 
Simply Food, Iceland and the Co-op. There is also the covered Union Market next to Fulham 
Broadway tube station.

The convenience provision is enhanced further by the street markets along North End Road which 
sell convenience goods such as fruit and vegetables.  There are a number of independent and 
specialist ethnic shops along the northern part of North End Road including a Halal butcher and 
convenience stores specializing in Afro-Caribbean and Asian goods.

The proportion of comparison retail units is roughly half of the national average which underlines the 
relatively poor comparison provision for a centre of this size and status within the retail hierarchy.  
There are certain multiple retailers within the centre (see below) although there are few clothing and 
footwear multiples.  There are numerous small comparison units selling discount and second hand 
goods at the northern part of North End Road and the North End Road market.

The centre has a strong provision of service uses and in particular food and drink uses such as 
bars, restaurants and cafes, which are particularly prevalent at the southern end of the centre.  
There are numerous banks, travel agents, estate agents and hairdressers/beauty parlours. The 
centre also has a strong provision of leisure uses including a nine screen Vue Cinema and David 
Lloyd gym within the Fulham Broadway shopping centre.

The proportion of vacant units is significantly below the national average and these are well dispersed 
throughout the centre.  This low level of vacancy emphasizes the quality of the centre. 

Retailer Representation
As highlighted above, there is an excellent selection of convenience retailers within Fulham 
Major Centre which includes Waitrose, two Sainsbury’s, Marks & Spencer Simply Food, Co-op 
and Iceland.  The convenience provision is enhanced further by the Union Market next to Fulham 
Broadway tube station, the North End Road Market stalls, and independent/specialist convenience 
units along North End Road.

There is poor retailer representation for comparison goods for a centre of this size and function.  
Multiple comparison retailers within the centre include HMV, Accessorize, Joy, Foot Locker, Sports 
Direct, Peacocks, Boots, Superdrug, Ryman Stationers and WH Smith.  
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The centre has a good range of service uses, with most categories represented.  There are numerous 
‘chain’ restaurant, bars and cafes within the southern part of the centre in particular. 

The potential capacity for growth or change of centres in the 
network
The adopted UDP does not highlight any major development opportunities within the centre.  
However, the emerging Core Strategy Proposed Submission document identifies North Fulham as 
a Regeneration Area (NFRA).  This includes allocating the site to the south west of the North End 
Road/Lillie Road junction as Strategic Site 2.  

This policy states that the Council will encourage the regeneration of the North End Road and 
Lillie Road frontage together with Chuter Ede House which forms part of the Clem Atlee estate to 
provide a shopping led mix of town centre uses and housing. The policy states that new shopping 
should provide the opportunity for independent small shops and any development should provide 
the opportunity to provide a new off-carriageway location for the North End Road street market.

This site has been looked at in more detail within the sequential assessment undertaken within the 
main PPS4 Retail and Leisure Assessment.

Shop Vacancies
At the time of our survey, Fulham Major Centre had 22 vacant outlets, which accounts for 7.5% of 
the total units within the centre.  This is well below the GOAD average of 13%, which highlights 
that the centre is performing well in serving the local population in convenience and service terms.  
There are few vacant units along Fulham Broadway with the majority of vacancies in secondary 
frontages and along North End Road, Fulham Road area.

Shop Rents and Yields
EGi Town Centre Reports highlights that Fulham Broadway has an estimated Zone A rent of £150 
per sq ft in 2010. This increased steadily from £100 per sq ft in 200 to £160 per sq ft in 2008 before 
falling to £150 per sq ft in 2010.

This is generally lower than other major centres in the area such as Hammersmith (£175 per sq ft 
in 2010) and Kensington High Street (£235 per sq ft in 2010).

Data from the Valuation Office Property Market Report published in July 2008 indicates a prime 
retail yield of 7.5% for Fulham North End Road. This has fallen from 9% in 2006 and 8.75% in 2007.  
This is the same figure for Hammersmith although is significantly higher than centres such as 
Knightsbridge (4.5%), King’s Road Chelsea (5%) and Kensington High Street (5.5%) highlighting the 
increased confidence and desirability of these centres in comparison to Fulham and Hammersmith.

Pedestrian Flows
Pedestrian flows were relatively heavy throughout the centre.  There was high pedestrian activity 
particularly along North End Road in the area around the street market.
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Accessibility
The southern end of Fulham Major Centre is served by Fulham Broadway tube station, which is 
located on the District Line of the London Underground. This station provides regular access in a 
westbound direction to Putney and Wimbledon and provides access to Earls Court, Kensington and 
the City in an easterly direction.

The northern part of the centre along North End Road is located in close proximity to West 
Kensington tube station to the north along North End Road and West Brompton tube station to the 
east along Lillie Road (both are located on the District Line). 

Buses serve Fulham across London including Waterloo, Clapham, Chiswick, Kensington and 
Richmond.  Provision for cyclists is limited and the heavy traffic and relatively narrow width of North 
End Road in particular can make cycling dangerous.

Parking in Fulham is fairly limited and heavy traffic makes access by car difficult by day.  There is 
parking in Waitrose (190 spaces), Sainsbury’s (180 spaces), and parking off Coomer Place to the 
west of North End Road.

Environmental Quality
The overall environmental quality within Fulham Major Centre is good although there is variation 
throughout the centre.  The southern part of the centre is particularly attractive around Vanston 
Place and Market Square.  In this area there are cobbled streets, landscaping and high quality 
street furniture.  There are several cafés around this area with seating outside which adds to the 
environmental quality of the area.  This part of the centre is home to higher end retailers and 
services.

This is in contrast to the discount/lower end stores that dominate North End Road.  North End Road 
is congested for both pedestrians and vehicles, especially in the area where the street market is 
located.  Many of the frontages along North End Road are well maintained although some are 
slightly dated, particularly to the north of the centre near the Lillie Road junction.

Conclusions
Fulham Major Centre is overall an attractive centre that is successfully performing its role and 
function in serving the local population.  The southern part of the centre has an attractive environment 
and impressive public realm.

The centre has high pedestrian footfall and few vacant units.  The centre benefits from strong 
convenience and service provision which provide much quality and choice for consumers.  However, 
the centre has a relatively low level of comparison provision (especially high end comparison 
provision) for a Major Centre when compared to the GOAD national average.

Parts of North End Road could also be better maintained to enhance the environmental quality 
along North End Road (particularly the northern part of North End Road).
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Appendix 7B
Retail Health Check:  
North End Road Local Centre
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Introduction
North End Road (West Kensington) is designated as a Key Local Centre within the 
London Borough of Hammersmith and Fulham (LBHF) UDP Proposed Submission Core  
Strategy document.

The Proposed Submission Core Strategy document proposes a slight change to the local centre boundary 
and includes the Tesco Express at No. 112-114 North End Road within the local centre boundary.

The southern part of the local centre to the south of West Cromwell Road adjoins the western 
boundary of the application Site along North End Road.

Area Description 
North End Road Key Local Centre is a linear centre which runs along North End Road in a north to 
south direction.  The centre is bisected by West Cromwell Road which separates the northern and 
southern end of the centre.  The centre is adjacent to West Kensington tube which is located on the 
District Line of the London Underground.

Retail Analysis
The centre has a total of 57 units and the retail breakdown of the centre is highlighted in Table 1.

Table 1: Breakdown of Uses in North End Road Key Local Centre

Use Number of Units Percentage GOAD National Average
(Nov 2010) 

Class A1 Con-
venience

14 24.6% 10%

Class A1 Com-
parison

6 10.5% 42%

Service 27 47.4% 35%
Vacant 7 12.3% 13%
Misc 3 5.2% -
Total 57 100.0% 100.0%

 
Source: GOAD and DP9 Survey

The centre has a high percentage of convenience units, over double the GOAD national average of 
10%.  The majority of convenience units within the centre are local independent/specialist stores 
with the only multiple retailers being Tesco Express, Co-Op and Greggs.

There are very few comparison units within the centre and the majority of retail units fall under service 
uses, a trait typical of local/neighbourhood centres.  The centre includes uses typical of a local centre 
including convenience stores, newsagent, launderette, bank, bookmakers and hairdressers.

The comparison units are independent operators as opposed to multiple retailers and include a carpet 
shop, DIY store, clothes shop and shoe shop.  The low level of comparison retailing is expected due 
to the centres proximity to higher order centres such as Fulham and Kensington High Street.

Vacancy rates are reasonable and are slightly below the GOAD national average of 13%.  The low 
vacancy rates highlight that the centre is performing well in its role and function as a local centre, 
meeting the day to day needs and requirements of nearby people.  
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Retailer Representation
As highlighted above, convenience provision within the centre includes a Tesco Express, Co-op 
and Greggs. There are no multiple comparison units within the centre and comparison retailing is 
characterised by independent units befitting the local function of the centre.

The potential capacity for growth or change of centres in the 
network
The centre is performing well as a local centre and we do not consider there to be any opportunities 
for further change and growth within the centre.  We have not identified any sites with the potential 
for major redevelopment within the centre and consider that the centre is performing a good role in 
meeting the day to day needs of local residents.

The recent Roger Tym & Partners West London Retail Needs Assessment (2010) highlighted that 
North End Road and Askew Road are the local centres within LBHF which are best meeting local 
needs.  The document confirms that North End Road is a good example in particular of a functioning 
neighbourhood centre, although it lacks a Post Office and Doctor’s surgery.

Shop Vacancies
At the time of our survey, North End Road Key Local Centre had a vacancy rate of 12.3% which is 
just below the national average of 13%.  The relatively low vacancy rates highlight that the centre 
is performing well in its role and function as a local centre and is meeting the day to day needs and 
requirements of nearby people.  

Shop Rents and Yields
We have been unable to access data for shop rents and yields for this centre as such figures are 
normally only available for larger centres higher up the retail hierarchy.

Pedestrian Flows
Pedestrian flows were relatively high for a local centre, highlighting that the centre is successfully 
performing a role of serving the local population.  Pedestrian flows were particularly high near West 
Kensington tube station.

Accessibility
The centre is accessible to various forms of public transport including West Kensington tube station.   
There are also certain bus routes running along the centre including No. 28 and No. 391 which 
provide access to Fulham, Kensington High Street and Hammersmith as well as areas further afield.

Environmental Quality
The environment of the centre is relatively poor with a number of facades to units being poorly 
maintained.  The centre does not provide a pedestrian friendly environment, the public realm lacks 
interest and pavements are narrow with no seating opportunities provided. The junction between 
North End Road and West Cromwell Road acts as a barrier for pedestrians walking from one end 
of the centre to the other.  Improvements to make the centre more pedestrian and shopper friendly 
should be encouraged.
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Conclusions
The centre is successfully performing the role expected of a local centre and provides 
good convenience and service provision to support the day to day needs of local residents 
and workers.  There is limited comparison provision as expected for a centre of this role  
and function.

Although the centre performs a successful and important role for local residents, the environment 
of the centre is poor and is not pedestrian friendly (especially around the North End Road/West 
Cromwell Road junction which is dominated by vehicles and prevents a barrier from pedestrians 
moving throughout the centre).
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Appendix 7C
Retail Health Check:  
Earls Court Neighbourhood Centre
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Introduction
Earls Court Road is designated as a Neighbourhood Centre within the adopted Royal Borough of 
Kensington and Chelsea (RBKC) Core Strategy (2010). The centre was previously designated as a 
District Centre within the RBKC UDP, and is identified as a District Centre within the adopted and 
draft Replacement London Plan.

Earls Court is situated within the south west of RBKC to the south of Kensington High Street 
Major Centre and to the west of Knightsbridge International Centre.  The centre is located in close 
proximity to the eastern end of the application Site.

Area Description 
The centre is predominately linear in nature running along Earls Court Road from the north of Old 
Brompton Road to the junction of West Cromwell Road and Cromwell Road.  The retail frontage 
is also located along part of Childs Street, Kenway Road and Hogarth Place.  Earls Court Road is 
entirely designated within a Conservation Area.

Retail Analysis
The centre has 127 units and the retail breakdown of the centre is highlighted below:

Table 1: Breakdown of Uses in Earls Court Road 

Use Number of Units Percentage GOAD National Average 
Class A1 Convenience 17 13.4% 10%
Class A1 Comparison 12 9.4% 42%
Service 84 66.1% 35%
Vacant 10 7.9% 13%
Misc 4 3.2% -
Total 127 100.0% 100.0%

 
Source: GOAD and DP9 Survey

The vast majority of units within the centre are service use with numerous cafes, restaurants, 
public houses, banks and estate agents present within the centre.  This includes several multiple 
retailers including Starbucks, McDonalds, Gourmet Burger Kitchen, Masala Zone, Nandos and 
Flight Centre.  The high proportion of service use demonstrates the role of the centre in serving 
the nearby residential population and tourists and visitors staying in the numerous hotels in and 
around the centre.  The percentage of service units within the centre (66%) is well above the GOAD 
national average of 35%.

The number of convenience units are is above the GOAD national average of 9%.  The centre is 
anchored by Sainsbury Local to the north and Marks & Spencer Simply Food to the south.  There 
is also a Co-Op within the centre and the secondary frontages (Kenway Road, Hogarth Road and 
Hogarth Place) have numerous specialist/ethnic convenience stores to serve the local population.

The centre has a limited number of comparison retailing units (12 units or 9.4% of all units) which is 
well below the GOAD national average.  The majority of comparison units are independent stores 
supported by select multiple retailers such as Robert Dyas, Rymans and Boots. 
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There is a low level of vacant units within the centre (7.9%) which is below the GOAD national 
average of 13%.  The majority of vacant units are located in off pitch secondary frontages as 
opposed to Earls Court Road which has minimal vacancies.

Retailer Representation
Convenience provision within the centre includes a Sainsbury’s Local, Marks & Spencer Simply 
Food and Co-op.  This provides a strong level of convenience provision within the centre.

The centre has limited comparison provision reflecting the centres role as a predominately local 
convenience shopping and service destination.  Major national multiple retailers present in the 
centre include Robert Dyas, Rymans and Boots.

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

The centre is performing well in its role of providing convenience and service provision to serve the 
local resident and tourist population.

The adopted Core Strategy identifies that Earls Court Road is in need of improvement to 
shop frontages, better maintenance and reduction of street clutter.  However, aside from 
such environmental improvements, we have not identified any scope for growth within the 
centre and the centre should continue to provide a useful function to serve local residents  
(para 10.3.13).

Shop Vacancies
At the time of our survey, Earls Court Road District Centre had 10 vacant units (7.9% of total units).  
This is well below the GOAD national average and highlights that the centre is performing well in its 
role and function of meeting the day to day needs of the local population.  The majority of vacant units 
are located in the secondary streets off Earls Court Road as opposed to Earls Court Road itself.

Shop Rents and Yields
The EGi Town Centre Report highlights that Zone A Shop Rents for Earls Court Road in 2010 are 
£130 per sq ft.  This is high for a district centre but is unsurprisingly below the Zone A rents for 
higher order centres such as Fulham Major Centre (£150 per sq ft in 2010) and Kensington High 
Street (£235 per sq ft in 2010).

The Zone A rents for Earls Court Road steadily rose from £90 per sq ft in 2000 to £130 per sq ft in 
2008, and has remained constant since this time.

We have been unable to access data for yields for this centre as such figures are normally only 
available for larger centres.

Pedestrian Flows
Pedestrian movements within the centre are at their highest in the area surrounding the Earls 
Court London Underground station. There is heavy traffic along this road which makes pedestrian 
movement difficult, although there are numerous pedestrian crossings throughout the centre.
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Pedestrian movement is lighter along Hogarth Place and Kenway Road which means pedestrians 
can move around these areas easily.

Accessibility
The centre is accessible to various forms of public transport with the main entrance to Earls Court 
tube station along Earls Court Road providing access to the District and Piccadilly Lines of the 
London Underground. West Brompton train and railway station is also in close proximity to the 
centre.  There are also bus routes and cycle facilities along Earls Court Road.

Environmental Quality
The quality of buildings is generally good and most have well maintained facades.  Certain cafes 
and restaurants have outdoor seating creating a pleasant shopping environment.  

Most buildings have residential properties above and there are a range of buildings that enhance 
the character of the centre.

The environmental quality is diminished by the heavy traffic along Earls Court Road and as 
highlighted in the Core Strategy, enhancements could be made to the public realm and certain 
shop frontages.

Conclusions
The centre is a successful and vibrant district centre which predominately provides convenience 
and service goods to serve the local resident and tourist population.  The centre has a poor offering 
of comparison retail compared to other district centres within RBKC.

The centre is accessible to a variety of forms of public transport and the environmental quality of 
the centre is generally good.  However, the heavy traffic flows along Earls Court Road reduce the 
environmental quality of the area.
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Appendix 7D
Retail Health Check:  
Kensington High Street Major Centre
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Introduction
Kensington High Street is designated as a Major Centre in the London Plan and the Royal Borough of 
Kensington and Chelsea (RBKC) Core Strategy. Kensington High Street is located within the middle 
of the Borough to the north of Earls Court Road District Centre and to the south of Notting Hill Gate 
District Centre.  Kensington Gardens and Hyde Park are located to the north east of the centre.

Area Description 
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.

Retail Analysis
Kensington High Street Major Centre has 334 retail units. Table 1 below provides a breakdown 
of the different categories of retailers as a percentage, highlighting the Goad national average to 
inform a comparison and assist in the evaluation of the vitality and viability of the centre.

Table 1: Breakdown of uses in Kensington 

Use Number of Units Percentage GOAD National Average 
A1 Convenience 20 6.0% 10%
A1 Comparison 158 47.3% 42%
Service 149 44.6% 35%
Vacant 7 2.1% 13%
Total 334 100% 100%
Total 127 100.0% 100.0%

 
Source: GOAD and DP9 survey (April 2011)

The centre has a slightly higher proportion of comparison retail units compared to the national 
average but a lower proportion of convenience retail units. The number of service retailers is quite 
high in light of the significant presence of restaurants, takeaways, hair salons etc

The proportion of vacant units is significantly below the national average and these are well 
dispersed throughout the centre.

Retailer Representation
Kensington High Street has an excellent selection of comparison shops reflecting the centre’s 
role as a major shopping centre. Major national multiple comparison retailers present in the 
centre include, Marks & Spencer, Top Shop, H & M, Jigsaw, Warehouse, Hobbs, Karen Millen, 
Russell & Bromley, Urban Outfitters, Argos, Blacks, Superdrug, Boots, Robert Dyas and  
JD Sports.

The convenience retail units are low but spread quite evenly throughout the centre as are the retail 
service units. There is a very good selection of supermarkets with Waitrose, Tesco Metro, Whole 
Foods Market and the Marks & Spencer food hall located in the centre.

In terms of the service provision in the centre, there are a high number of restaurants, cafes, 
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takeaways and hairdressers. There is a good representation of high street banks, building societies 
and estate agents.

In addition, Kensington High Street has several other non-retail uses including places of worship, a 
school, police station and entertainment uses including a nightclub and Odeon cinema situated to 
the west of the centre.

The potential capacity for growth or change of centres in the 
network
The RBKC Core Strategy identifies one strategic allocation for Kensington High Street the former 
Commonwealth Institute.  The document states the site should be retained for a public institutional 
use with potential for some enabling development.

Two potential development sites are highlighted within the Key Issues and Potential Opportunities 
Map (page 100 of the Core Strategy); these are Lancer Square and Kensington High Street station.

The document states that both sites would be suitable for retail use on ground floor wit other 
appropriate town centre uses on upper floors. The document highlights that these sites could 
accommodate 4,200 sq m retail on ground floor and will be brought forward for development as 
market opportunities arise.

Shop Rents and Prime Retail Yields
EGi Town Centre Reports highlight that the Zone A rent for Kensington High Street is £235 per sq 
ft.  This is above other centres in proximity such as Fulham (£150 per sq ft) and Notting Hill Gate 
(£165 per sq ft), but is below centres such as Brompton Road (i.e. Knightsbridge £525 per sq ft), 
Sloane Street (i.e. Knightsbridge/King’s Rd East £550 per sq ft), King’s Road (£350 per sq ft) and 
Westfield London (£300 per sq ft).  The shop rents rose to £305 per sq ft in 2005 but have fallen 
steadily since this time.

Data from the Valuation Office Property Market Report published in July 2008 indicates a prime 
retail yield of 6% in Kensington High Street. This has risen from the 5.5% from that was recorded 
in January 2008 but the prime rental yield still remains below the 6.25% which has been recorded 
every 6 months for the past 6 years since January 2006.  The current prime retail yield of 6% is 
lower than centres such as Fulham and Hammersmith (7.5%) but is higher than centres such as 
Chelsea King’s Road (5.5%) and Knightsbridge (4.75%).

This suggests that confidence in Kensington High Street as a retail centre remains high and has 
continued to improve, although the centre is not as desirable as surrounding centres such as King’s 
Road and Knightsbridge.

Shop Vacancies
At the time of our survey, Kensington High Street had just 7 vacant outlets, which at 2.1% of the total 
is well below national average. The majority of these appeared to be spread throughout the centre 
and under refurbishment at the time of our survey.

Pedestrian Flows
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There are high levels of pedestrian movement within the centre, particularly outside the underground 
station and Marks & Spencer to the east of the station.  Pedestrian movement is much lighter to the 
west of the centre there are less national multiple retailers and an increase in service uses.

Pedestrian movement is hindered in the centre as a result of high volumes of shoppers as well 
as heavy traffic flows along Kensington High Street. However, recent traffic calming measures 
have assisted in allowing easier pedestrian movement around the centre and there are several 
pedestrian crossings and a traffic island that assist in easing the movement of pedestrians.

Accessibility
Kensington High Street is within the central London Congestion Charge Zone which aims to reduce 
traffic congestion, improve journey times and encourage a modal shift in transport choices. The 
main car parks in the centre are under Kensington Town Hall (circa 250 spaces), under the library 
(circa 410 spaces) and under the Royal Garden Hotel (circa 200 spaces). 

Public transport accessibility levels in Kensington High Street are excellent. Kensington High Street 
underground station is located within the primary retail area and is accessed via a shopping arcade. 
The 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.

Environmental Quality
The overall environmental quality within Kensington High Street is very good. The historic buildings 
and listed buildings along Kensington High Street are an attractive feature of the high street and 
enhance the visual quality of the centre. The shops, particularly to the east, have well maintained 
frontages. 

The public realm was generally very clean and free from litter with good provision of bins. 
There was no evidence of graffiti, vandalism or anti-social behaviour within the centre. Overall 
during the daytime the centre felt safe with a good provision of street lighting and CCTV. 
The paving and street furniture such as litter bins, bollards, railings were of high quality 
throughout and well maintained. Also the high number of bicycle stands appeared to be a well  
utilised facility. 

There is limited seating and planting within the centre, however, Holland Park and Hyde Park are 
situated in close proximity. 

Conclusions
Kensington High Street fulfils its local role as a major centre with a high number of multiple 
comparison retailers in the centre and also offers a good selection of services and supermarkets. 
This in conjunction with the particularly low level of vacant units in the centre and the relatively low 
yield, suggests that there is a rather strong demand for premises in the shopping centre. 

Kensington High Street provides a reasonably good range of evening uses including restaurants, 
bars, pubs, cafes, takeaways, a nightclub and cinema. The centre has excellent public transport 
links with the underground station and buses providing convenient means of getting to and from 
the centre.
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Table 1: Breakdown of uses in Knightsbridge

Use Number of Units Percentage GOAD National Average 
A1 Convenience 20 6.0% 10%
A1 Comparison 158 47.3% 42%
Service 149 44.6% 35%
Vacant 7 2.1% 13%
Total 334 100% 100%
Total 127 100.0% 100.0%

 
Source: GOAD and DP9 survey (April 2011)

The centre has a fairly similar mix of uses compared to the GOAD national average although clearly 
has a higher level of comparison retail and a lower level of convenience retail than the national 
average.

The proportion of vacant units is below the national average and these are well dispersed throughout 
the centre.

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 A1 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.

Retailer representation
Knightsbridge has an excellent range of comparison shops (167) reflecting the centre’s comparison 
retail role as one of two international shopping centres within London, as identified in the London Plan.

Knightsbridge contains two globally recognised department stores in Harrods located on Brompton 
Road and Harvey Nichols situated on the corner of Knightsbridge and Sloane Street. Clothing and 
footwear retailers to dominate the comparison offer with also a high number of jewellers and china/
glass goods units.

In terms of the service provision in the centre, there are a high number of fine dining restaurants, 
cafes, takeaways and estate agents. A number of high street banks and building societies 
are represented within Knightsbridge including Coutts, HSBC, Lloyds TSB, Natwest, Halifax  
and Barclays.

Whilst the quantity of convenience shopping units is below the national average, they comprise high 
quality international and national multiple retailers including Harrods, Marks & Spencer, Sainsburys 
and Barratt and Holland.   
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Major international multiple comparison retailers present in the centre include Harvey Nichols, 
Harrods, Gucci, Dolce & Gabbana, Christian Dior, Armani, Prada, Yves Saint Laurent, Chanel, 
Jimmy Choo and Valentino.

Major national multiple comparison retailers present in the centre include, French Connection, 
Zara, Monsoon, Boots, United Colours of Benetton, Burberry, Accessorize, Body Shop, H&M, 
Sunglasses Hut and DKNY.

The potential capacity for growth or change of centres  
in the network
There adopted RBKC Core Strategy (2010) highlights that there are no major development 
opportunities available within the Knightsbridge centre and there would only appear to be small 
scale development opportunities that would include the redevelopment of existing sites within the 
locality to provide greater floor plates, subject to leases and site assembly. 

Shop Rents and Prime Retail Yields
RBKC has consistently seen high rental figures for prime retail frontages over the past  
two decades. 

EGi Town Centre Reports highlight that Brompton Road (£525 per sq ft in 2010) and Sloane Street 
(£550 per sq ft in 2010) achieve the highest Zone A retail rents in the Borough, only slightly lower 
than Oxford Street (West) which has a vacancy rate of £565 per sq ft in 2010. 

Data from the Valuation Office Property Market Report published in July 2008 indicates a prime 
retail yield of 4.75% in Knightsbridge. This has risen from the 4.5% from that was recorded in 
January 2008 but the prime rental yield still remains below the 5% which has been recorded every 
6 months for the past 8 years since January 2007. 

This suggests that confidence in Knightsbridge as a retail centre remains particularly high and the 
small increase in rental yield is likely to be a consequence of the current economic climate. 

Shop Vacancies
At the time of our survey, Knightsbridge had just 14 vacant units, 4.6% of the total which is lower 
than the national average. The majority of these appeared to be under refurbishment at the time of 
our survey.

Pedestrian Flows
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-A1 uses.

The general layout of the centre is quite varied and inviting for visitors with good visibility and 
legibility. It is noted that the pedestrianised areas within the centre are limited with only the narrow 



Properties
Earls Court Project Application 2  |  London Borough of Hammersmith & Fulham

Retail & Leisure Assessment  |  June 2011 233

shop lined lanes that lead from Knightsbridge Green through Park Close towards Hyde Park 
providing the only pedestrianised area. The high number of pedestrians using the centre and heavy 
traffic flow impedes pedestrian movement. There are however a reasonable number of pedestrian 
and zebra crossings along throughout the centre to aid pedestrian flow and movement.

Accessibility
Knightsbridge is within the central London Congestion Charge Zone which aims to reduce traffic 
congestion, improve journey times and encourage a modal shift in transport choices. There are 
however four car parks, all are run by National Car Parks (NCP) that serve the centre and together 
provide 784 spaces. In addition to the car parks there is some on-street parking available to visitors 
controlled via pay and display.

Public transport accessibility levels in Knightsbridge are excellent with Knightsbridge underground 
station (Piccadilly Line) located at the north eastern end of the centre near the junction of Brompton 
Road and Sloane Street. South Kensington underground station (Piccadilly, Circle and District 
Lines) is located approximately 300 metres from the centre to the south west. The stations provide 
regular direct links to the rest of Central and Greater London and a number of suburban and 
national rail stations.

There is a total of fifteen of bus stops in the centre, located along Knightsbridge, Brompton Road 
and Sloane Street. There are at least eleven bus routes providing access to and from Knightsbridge 
from surrounding areas in the Borough and beyond. 

Environmental Quality
The overall environmental quality within Knightsbridge is very good. It is an attractive centre with 
examples of high quality architecture containing predominantly historic buildings throughout the 
centre although there is an eclectic mix of different building styles. The Harrods building is a 
landmark building within London and its grand Edwardian frontage dominates the rest of Brompton 
Road.

Generally the facades including upper parts are very well maintained and the shopfronts do not 
detract from the quality of the built environment. The public realm was generally very clean and free 
from litter with good provision of bins. There was no evidence of graffiti, vandalism or anti-social 
behaviour within the centre. Overall during the daytime the centre felt safe with a good provision 
of street lighting and CCTV and many of the shops have their own security staff, further enhancing 
the feeling of safety within the centre. The paving and street furniture such as litter bins, bollards, 
railings were of high quality throughout and well maintained. 

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.

Conclusions
Knightsbridge is an exclusive and attractive international shopping centre with an excellent selection 
of high quality, internationally renowned shops, and as such acts as a major tourist destination for 
the Capital.
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The wide variety of global retailers and a low level of vacant units in the centre, demonstrates good 
vitality and viability and a strong demand for premises. The centre does have a low proportion 
of convenience retailers compared with the national average and has no facilities for main food 
shopping which is perhaps a reflection of the centre’s status as one of London’s leading attractions 
for comparison shopping.

 Knightsbridge provides a reasonably good range of evening uses including restaurants, bars, 
pubs, cafes and some takeaways. The centre has excellent public transport links with both the 
underground stations and buses providing convenient means of getting to and from the centre.

The architectural quality of the built form in the centre is generally very high and is well maintained. 
The centre is very clean and well maintained which provides a pleasant and enjoyable shopping 
environment for its customers. However, the heavy traffic throughout the centre detracts from the 
environmental attractiveness of the centre and acts as a barrier to encouraging a more pedestrianised 
environment.
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Appendix 7F
Retail Health Check:  
Shepherd’s Bush/White City 
Metropolitan Centre
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Introduction
Shepherds Bush is designated as a ‘Metropolitan Centre’ within the Replacement London Plan and 
the LBHF Core Strategy Submission Document (January 2011). 

Shepherds Bush was previously designated as a District Centre within the LBHF Unitary Development 
Plan (UDP).  However, the opening of Westfield Shopping Centre in 2008 has resulted in a significant 
improvement in the shopping provision within the centre, which has consequently resulted in the 
centre being elevated to Metropolitan Centre.

The centre covers Westfield Shopping Centre to the north as well as the ‘old’ town centre area 
surrounding Shepherds Bush Common, including Shepherds Bush Market.

The Core Strategy Proposed Submission document highlights that the priority for the centre is 
strengthen the historic town centre by encouraging commercial and leisure based development and 
uses that will facilitate the regeneration of town centre functions and link with the wider White City 
Opportunity Area.  The document states that major retail and leisure that cannot be accommodated 
within the town centre may be appropriate north of Westfield on the edge of the existing town centre 
boundary with the potential to consider a northwards extension of the town centre.  The document 
also advocates the regeneration of Shepherds Bush Common and the market.

Area Description 
The primary retail frontage runs along Shepherds Bush Green along the north side of Shepherds 
Bush Common.  The centre also includes West 12 Shopping Centre along the south side of the 
common and the Westfield Shopping Centre.

Westfield Shopping Centre is one of the largest and most popular shopping destinations across 
London and attracts a significant amount of trade from across the whole of London.

Retail Analysis
Shepherds Bush Metropolitan Centre (including Westfield London) contains 632 units.  Table 1 
below provides a breakdown of the different categories of retailers as a percentage, highlighting 
the GOAD national average to inform a comparison and assist in the evaluation of the vitality and 
viability of the centre.   

Table 1: Breakdown of uses in Shepherds Bush 

Use Number of Units Percentage GOAD National Average 
A1 Convenience 39 6.2% 10%
A1 Comparison 404 63.9% 42%
Service 158 25.0% 35%
Vacant 31 4.9% 13%
Total 632 100% 100%
Total 127 100.0% 100.0%

Source: GOAD and DP9 survey 

The above table shows the centre has an excellent range of comparison goods well above the 
GOAD national average, largely due to the huge number of convenience units within Westfield.
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The centre has a below average number of convenience and service units when compared to the 
GOAD national average.

The proportion of vacant units is significantly below the GOAD national average, which highlights 
that the centre is performing well.

Retailer representation
Westfield Shopping Centre has an excellent range of comparison units, which reflects the centre’s 
role as a Metropolitan Centre.  Westfield contains department stores such as House of Fraser, 
Marks & Spencer and Debenhams.  

There are numerous high end stores within ‘The Village’ area of Westfield including Gucci, Prada, 
Burberry, Dior, Louis Vuitton, Tiffany’s, Hugo Boss, Calvin Klein and Hackett.  The centre also 
contains numerous high street stores including All Saints, Next, H&M, Top Shop, River Island, 
DKNY, Karen Millen, Ted Baker, Gant, Gap, Levi, Oakley, Bench, Bershka, Hollister, Superdry, and 
Thomas Pink.

The rest of Shepherds Bush centre contains primarily lower end comparison units including 
Peacocks, JD Sports and Argos within the West 12 Shopping Centre.

There is a high level of service provision both within Westfield and the remainder of the centre.  
There is a vast array of restaurants and coffee shops within Westfield and numerous bars and 
restaurants within the remainder of the centre.  There are also banks, estate agents, takeaways and 
hairdressers within the centre.

Key foodstore retailers within the centre include Morrisons within West 12 Shopping Centre, 
Waitrose within Westfield and Sainsbury’s Local to the north of Shepherds Bush Green.  There is 
also a wide range of independent specialist ethnic food retailers around Shepherds Bush Market.  
The market is a mix of semi-permanent stalls and small lock-up shops.  The market sells a wide 
range of goods including clothing, household goods, fruit and vegetables, and Halal meats.

In terms of leisure provision, Shepherds Bush centre has a 12 screen Vue cinema, Fitness First, 
Rileys Snooker Club and Shepherds Bush Empire music venue.  There is also a Vue cinema in 
Westfield.

The potential capacity for growth or change of centres  
in the network
The centre has recently been upgraded from a district centre to a metropolitan centre due to the 
development of Westfield Shopping Centre.  There are limited opportunities within the centre for 
future retail development although the Core Strategy Proposed Submission document highlights 
that it may be appropriate for additional retail to the north of Westfield on the edge of the existing 
town centre boundary with the potential to consider a northwards extension of the town centre.  The 
document also advocates the regeneration of Shepherds Bush Common and the market.
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Shop Vacancies
There are 31 vacant units within Shepherds Bush (4.9%), which is well below the GOAD national 
average of 13%.  There are just four vacant units within Westfield.

Shop Rents
EGi Town Centre Reports highlights that Westfield has an estimated Zone A rent of £300 per sq ft 
in 2010. This is the first year of rental values available for Westfield and as such, we can’t compare 
the rental figures over time.  Rental figures for the remainder of Shepherds Bush are not available 
on EGi.

This is a high rental figure compared to other centres within LBHF such as Fulham (£150 per sq ft 
in 2010) and Hammersmith (£175 per sq ft in 2010). 

Pedestrian Flows
Pedestrian flows are heavy within Westfield Shopping Centre reflecting its role as a metropolitan 
centre within London with a vast array of comparison units and food/drink units in particular.

Pedestrian flows are naturally lower around the Shepherds Bus Green area of the centre due to 
the different type of retail offer around this part of the centre (more suited to a district or small town 
centre than a metropolitan centre).

Accessibility
Shepherds Bush benefits from good public transport accessibility.  The centre is served by four 
London underground stations: Shepherds Bush and White City on the Central Line, and Shepherds 
Bush and Goldhawk Road on the Hammersmith & City line.  Shepherds Bush also benefits from an 
overground train station which provides direct access to Willesden Junction/Watford Junction in the 
north and Clapham Junction in the south.

Buses also serve the centre from across London including Central London, Clapham, Ealing, 
Uxbridge and Hounslow.

The centre suffers from heavy vehicular traffic.  Car parking is restricted to the two shopping 
centres; Westfield having circa 4,500 spaces and West 12 having circa 233 spaces.

Environmental Quality
The environmental quality within Westfield Shopping Centre is good with several seating areas 
within the centre and many cafes/restaurants with outdoor seating.

The environmental quality of the remainder of the centre is fairly diverse with the Shepherds Bush 
Market area being the most vibrant and distinctive area of the centre.
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Conclusions
The centre has grown in size and changed significantly since Westfield Shopping Centre has 
opened.  Westfield includes a range of high end and high street comparison units that serves people 
from across London, and the opening of this centre has elevated Shepherds Bus to metropolitan 
centre status.

There is a clear difference between Westfield and the remainder of the centre, which relies on lower 
end comparison units, convenience units as well as service units associated with a town/district 
centre.

Overall, the centre is performing well with low vacancy rates and a choice of convenience and 
comparison goods.  



Properties242
Earls Court Project Application 2  |  London Borough of Hammersmith & Fulham

Retail & Leisure Assessment  |  June 2011



Properties

Earls Court Project
London Borough of Hammersmith & Fulham
Application 2

Prepared for EC Properties Ltd
by DP9

June 2011

243

Appendix 7G
Retail Health Check:  
Hammersmith Major Centre
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Introduction
Hammersmith is designated as a town centre within the London Borough of Hammersmith and 
Fulham (LBHF) UDP and is designated as a Major Centre within the adopted and draft Replacement 
London Plan.

Hammersmith is quite centrally located within the LBHF Borough and is situated to the south of 
Shepherds Bush/White City Metropolitan Centre and to the north west of Fulham Major Centre.  
Chiswick is located to the west of the centre along the A315.

Area Description 
The primary shopping area of the centre is largely linear in nature and runs in an east-west direction 
along King Street (A315) and includes the Broadway Shopping Centre and Kings Mall Shopping 
Centre.

The Proposed Submission Core Strategy seeks to encourage the continuation of Hammersmith as 
a major town centre and strategic office location.  The document identifies specific sites such as 
the Hammersmith Town Hall along King Street for office and town centre use (including retail), and 
improving access and the attractiveness of the Kings Mall and surrounding area.

Retail Analysis
Hammersmith Major Centre comprises 278 units.  Table 1 provides a breakdown of the different 
categories of retailers as a percentage, highlighting the Goad national average to inform a 
comparison and assist in the evaluation of the vitality and viability of the centre.   

Table 1: Breakdown of Uses in Hammersmith Major Centre 

Use Number of Units Percentage GOAD National Average 
A1 Convenience 19 6.8% 10%
A1 Comparison 84 30.2% 42%
Service 151 54.3% 35%
Vacant 24 8.6% 13%
Total 278 100% 100%
Total 127 100.0% 100.0%

 
Source: GOAD and DP9 Survey

Table 1 highlights that the centre has a greater proportion of service units than the GOAD national 
average with over half the number of units being within this category.

The centre has a slightly below average number of convenience units with the main convenience 
stores being Tesco Metro, Sainsbury’s, Marks & Spencer Food Hall and Iceland.

The number of comparison units within the centre is also below the GOAD National Average. 
The main comparison provision within the centre is located along King Street and within the two 
managed shopping centres (Kings Mall and the Broadway Shopping Centre).

The centre has a high percentage of service units reflecting the role of the centre in serving the 
residents and workers in the locality.  The number of vacant units is well below the GOAD National 
Average which highlights that the centre is performing well.
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Retailer Representation
There are numerous national convenience retailers within the centre including Sainsbury’s (located 
in Kings Mall), Tesco Metro (located in Broadway Shopping Centre), Marks & Spencer Food Hall 
and Iceland (both located along Kings Road).  There are also several smaller newsagents/corner 
shops within the centre.  There is also an out of centre Tesco store along Shepherds Bush Road to 
the north of the centre.

The main convenience provision within the centre is located within the two managed shopping 
centres and along King Street.  National retailers within the centre include TK Max, WH Smith, 
Primark, Argos, Moss Bros, Bodyshop, Fusion, Game, River Island, Boots, Marks & Spencer, Foot 
Locker and Rymans and United Colours of Benetton.

There are numerous service units within the centre including banks, estate agents, bookmakers, 
coffee shops, restaurants and hotels as well as the Hammersmith Apollo music menu.

The potential capacity for growth or change of centres  
in the network
The LBHF Proposed Submission Core Strategy identifies Hammersmith Town Hall and adjacent 
land as a regeneration site suitable for offices and a mix of town centre uses including retail, 
employment and housing.  An application has been submitted to the Council for a foodstore and 
smaller retail units (App Ref: 2010/03465/FUL).  Although this application has not been approved, 
it has been included as a commitment within the Retail Impact Assessment.

The Core Strategy proposed Submission document also advocates improvement works to the 
Kings Mall shopping centre and its appearance on King Street.  As such, there is little scope for the 
enhanced growth to the centre.

Shop Vacancies
There are 24 vacant units within Hammersmith (8.6%), which is well below the GOAD national 
average of 13%.  This highlights that the centre is performing well.

Shop Rents and Prime Retail Yields
EGi Town Centre Reports highlights that Hammersmith has an estimated Zone A rent of £175 per 
sq f in 2010.  The Town Centre Report shows the Zone A rent rose steadily from £75 per sq ft in 
2000 to £190 per sq ft in 2007 before falling to the 2010 rate. 

The Zone A rental figures are higher than comparable centres such as Fulham (£150 per sq ft) and 
Chiswick (£130 per sq ft).  However, the Zone A rents are lower than Westfield (£300 per sq ft) and 
RBKC centres such as Kensington High Street (£235 per sq ft).  This is to be expected as the above 
centres are able to attract higher end retail than Hammersmith which relies on largely high street 
and lower end retail.

Data from the Valuation Office Property Market Report published in July 2008 indicates a prime 
retail yield of 7.5%.  This has fallen steadily from 9% in 2006.  The prime retail yield for Hammersmith 
is the same as Fulham although is higher than RBKC centres such as Chelsea King’s Road (5.5%), 
Kensington (6%) and Knightsbridge (4.75%). 
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This demonstrates that there is more confidence and desirability in RBKC centres than Hammersmith, 
but the figure of 7.5% still demonstrates sufficient confidence within the centre.

Pedestrian Flows
Pedestrian flows are high within the centre and in particular along King Street.  Pedestrian flows are 
noticeably less towards the western end of the centre along King Street, away from the underground 
station.

The environment in certain parts of the centre is vehicle orientated with heavy traffic flows, which 
doesn’t provide a pedestrian friendly environment.   This is particularly true for the area in proximity 
to the underground station (i.e. the junction between Hammersmith Road, Shepherds Bush Road 
and King Street).

Accessibility
The centre benefits from good accessibility to public transport and has the maximum PTAL rating 
of 6b.  Hammersmith underground station is on the Hammersmith & City, Piccadilly and District 
lines of the London Underground.  There are also several bus routes that serve Hammersmith and 
provide access to locations such as Kings Cross, Trafalgar Square, Chelsea, Wandsworth, Acton, 
Camden and Willesden.  It is clear that the public transport facilities within the centre are well used 
with queues for many bus stops and large number of pedestrians around the underground station.

There is a high level of vehicle congestion within the centre which makes access to and within the 
centre difficult.  There are a number of car parks within the centre including the Kings Mall multi-
storey (1,000 spaces), the NCP off Hammersmith Grove (260 spaces) and the Novotel (240 spaces).  
The residential area surrounding the centre is located within Controlled Parking Zones (CPZ).

Environmental Quality
The overall environmental quality within the centre is generally poor.  In terms of the built environment, 
many facades are in need of improvement and investment, although there are some buildings of 
interest around the eastern end of King Street and the Hammersmith Broadway junction. There 
has been limited investment into the public realm within the centre with Lyric Square the main area 
where there is outdoor seating opportunities for bars and coffee shops.

As highlighted above, heavy traffic within the centre also reduces environmental quality for 
pedestrians.  Crossing the road can be difficult for pedestrians especially from the Broadway Centre 
onto King Street.

Conclusions
Hammersmith is performing well as a centre which is reflected by the relatively low level of 
vacant units, high pedestrian footfall and its ability to attract numerous multiple comparison and 
convenience retailers.

The main improvements to the centre in the future should be in terms of environmental enhancements 
to buildings, accessibility and the public realm.  Such improvements could help the centre attract a 
higher end type of retailer in the future.
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Appendix 7H
Retail Health Check:  
Kings Road (East + West)
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Introduction
The recently adopted Royal Borough of Kensington and Chelsea (RBKC) Core Strategy identifies 
King’s Road (East) as a Major Centre and King’s Road (West) as a District Centre.  We have decided 
to undertake the health check of both centres combined as both centres are simply referred to as 
King’s Road within the main Retail and Leisure Assessment document.

Area Description 
King’s Road (East) 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 (West) also serves shoppers 
from RBKC and beyond

Both centres are linear in nature and largely run along King’s Road.  King’s Road (East) runs from 
Sloane Square to the east along King’s Road to the junction of Oakley Street to the west.  The 
centre also includes areas parts of the roads surrounding Sloane Square, including Sloane Street 
to the north of the square and Duke of York Square to the south of the square.

King’s Road (West) is also focused along the King’s Road and runs from the junction with Manesra 
Road/Glebe Place to the east to the junction with Limerston Place to the west.

Retail Analysis
King’s Road (East and West) contains a total of 373 retail units.  Table 1 below provides a breakdown 
of the different categories of retailers as a percentage, highlighting the Goad national average to 
inform a comparison and assist in the evaluation of the vitality and viability of the centre

Retail Analysis
King’s Road (East and West) contains a total of 373 retail units.  Table 1 below provides a breakdown 
of the different categories of retailers as a percentage, highlighting the Goad national average to 
inform a comparison and assist in the evaluation of the vitality and viability of the centre
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Table 1: Breakdown of Uses in King’s Road (East and West)

Use Number of Units Percentage GOAD National Average 
A1 Convenience 17 4.6% 10%
A1 Comparison 255 60.3% 42%
Service 107 28.7% 35%
Vacant 23 6.2% 13%
Total 1 0.2% -
Total 373 100.0% 100.0%

 
Source: GOAD and DP9 Survey

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 two thirds the 
total number of retail units within the centre, emphasising the quality of the Kings Road as a retail 
destination. 

Conversely, the proportion of convenience units is approximately half of the national average 
proportion. However, the centre does benefit from the presence of two major foodstore operators 
in Waitrose and Marks and Spencer (Food Hall), along with a number of small independent units.  

The proportion of vacant units is significantly below the national average and these are well 
dispersed throughout both centres.  This low level of vacancy emphasizes the quality of the centre. 

Retailer Representation
Kings Road (East) shopping centre has an excellent selection of comparison shops reflecting the 
centre’s role as one the two major shopping centres within the Borough, as identified in the London 
Plan. Kings Road (East) shopping centre contains two department/variety stores, namely Marks & 
Spencer and Peter Jones. The centre has a high number of comparison units predominantly found 
in the shopping core frontages along King’s Road, with concentrations also found on Duke of York 
Square and Sloane Street.

Comparison retail within the centre is largely focused on clothing/footwear with several high end 
jewelers.  Major international multiple comparison retailers present in the centre include Hugo 
Boss, Ted Baker, Reiss, Cartier, Peter Jones, Karen Millen, Hackett, Timberland, Banana Republic, 
Calvin Klein, Hobbs, Pink, Jack Wills, Kurt Geiger, Tiffany’s and Links.

Major national multiple comparison retailers present in the centre include Marks & Spencer, French 
Connection, Monsoon, Boots, Waterstones, Russell and Bromley, Jigsaw, Habitat, Warehouse and 
Fat Face. 

King’s Road (West) also has a high proportion of comparison units although does not attract 
the international and national retailers that are evident in King’s Road (East). Instead, the centre 
contains many independent fashion and furniture/home furnishings comparison units.

King’s Road (East) has well below the GOAD national average for number of convenience units.  
The main convenience units within the centre are Waitrose and the Marks & Spencer Food Hall, 
which are located close together.  King’s Road (West) has a higher proportion of convenience units 
than King’s Road East and does not contain a large convenience unit, reflecting its district centre 
status.  The largest convenience units within the centre are Tesco Express and a Londis.  
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Both centres have a wide range of service uses with a particularly high number of cafes/restaurants/
bar units with many outdoor seating opportunities.  This is particularly true of the Duke of York 
Square area within King’s Road (East) Major Centre which provides an attractive contemporary 
open space with many cafes/restaurants with outdoor seating. 

The centres contain entertainment uses such as The Royal Court Theatre, Cadogan Hall and 
Chelsea Cimema with King’s Road (East) as well as Cineworld within King’s Road (West) centre.  
There are also several night clubs along the King’s Road.  The Saatchi Gallery is also located as 
part of the Duke of York development.

The potential capacity for growth or change of centres in the 
network
The RBKC Core Strategy highlights there are no strategic site allocations along the King’s Road.  
As such, any development would be of a small scale and would involve redevelopment of existing 
units and reoccupation of vacant units.

Shop Rents and Prime Retail Yields
EGi Town Centre Reports highlights that king’s Road has a Zone A retail rent of £350 per sq ft in 
2010. It should also be noted that Sloane Street (which includes part of Knightsbridge and King’s 
Road East) achieves the highest Zone A retail rents in the Borough of £550 per sq ft, only slightly 
higher than Brompton Road (i.e. Knightsbridge with £525 per sq ft). 

The Zone A rent for King’s Road increased steadily to £360 per sq ft in 2007 before falling slightly 
by 2010.  The rental value for Sloane Street has increased steadily and was £370 per sq ft in 2000.  
The Zone A rent for Sloane Street is slightly lower than Oxford Street West (£575 per sq ft in 2010) 
highlighting the strong performance of this part of the centre.

Shop Rents and Prime Retail Yields
At the time of our survey, Kings Road had 23 vacant outlets, which is 6.2% of the total number of units in 
both centres. The majority of these appeared to be under refurbishment at the time of our survey.  The 
number of units is well below the GOAD average which highlights the strong performance of the centre.

Pedestrian Flows
At the time of our survey, Kings Road had 23 vacant outlets, which is 6.2% of the total number 
of Pedestrian flows are high for King’s Road (East) especially at the eastern end of the centre.  
Pedestrain flows are noticeably less along King’s Road (West) although pedestrian flows are higher 
at the eastern end of the centre in proximity to King’s Road (East).

As a result of the linear nature of Kings Road and heavy traffic flows, pedestrian movement can 
be restricted. However, the recently developed area around Duke of York Square offers a good 
pedestrian environment. There are also several pedestrian crossings along Kings Road located at 
regular intervals which assist pedestrian movement.  
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Accessibility
Kings Road (East and West) is within the central London Congestion Charge Zone which aims to 
reduce traffic congestion, improve journey times and encourage a modal shift in transport choices. 
There are however four car parks that serve King’s Road (East) centre including Whitelands House, 
Cadogan Place, Chelsea Cloisters and Sydney Street.  There are no car parks serving King’s Road 
(West) District Centre.

In terms of public transport accessibility levels, most of King’s Road (East) is located in an area rated 
as having “very good” accessibility. Sloane Square underground station is located at the north eastern 
end of the King’s Road (East) Major Centre on the south eastern corner of Sloane Square. The station 
is on the District and Circle lines and provides regular services to the rest of central London. 

King’s Road (West) is located in an area rated as having “good” or “very good” accessibility. The 
centre is within walking distance of Sloane Square and South Kensington tube station.

Kings Road (East) is also served by nine different bus routes providing access from surrounding 
local areas and beyond. However, a number of bus routes peel off King’s Road along Sydney Street 
and Beaufort Street which results in King’s Road (West) being served by less bus routes (five bus 
routes serve the centre).

Environmental Quality
The overall environmental quality within King’s Road (East) is generally very good. It is an attractive 
centre with some high quality architecture containing predominantly historic buildings, although 
there is an eclectic mix of different building styles with some modern buildings providing some 
infill in the middle of the centre.  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 public realm was generally clean and free from litter with good provision of bins. There was 
no evidence of graffiti or vandalism within the centre. Overall during the daytime the centre felt 
safe with a good provision of street lighting and CCTV and there was no evidence of anti-social 
behaviour. The paving and street furniture such as litter bins, bollards, railings were of high quality 
throughout and well maintained. 

The gardens adjacent to Duke of York Square provide some open green space and there are a 
number of other hard surfaced public spaces in the centre which offers seating, public art, and 
planting which significantly contribute to the overall quality of the centre.  

The quality of buildings along King’s Road (West) is predominately good.  The centre contains some 
historic buildings although there are some modern infill buildings such as Cineworld.  The majority 
of buildings have two or three upper floors and generally facades are well maintained.  The centre 
does not have any areas of open green space, but there is an area of public space with seating and 
planting to the western end of the centre.
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Conclusions
Kings Road (East) is a distinctive and attractive major shopping centre within RBKC offering a 
unique character and a high proportion of comparison shops compared to the national average.  The 
comparison shops include a large number of high end international multiple retailers (particularly 
clothing/footwear and jewelers), alongside a range of national multiple retailers. However, there is 
a low level of convenience provision within the centre.

The wide variety of global retailers and a low level of vacant units in the centre, demonstrates good 
vitality and viability and a strong demand for premises. The centre does have a low proportion of 
convenience retailers compared with the national average which is a reflection of the centre’s status 
as one of London’s leading attractions for comparison shopping.

Kings Road provides a reasonably good range and quality of service and evening uses including 
numerous restaurants/cafes/bars, a cinema and a theatre. The centre has good public transport 
links with both the underground station and buses providing convenient means of getting to and 
from the centre.

The architectural quality of the built form in the centre is generally very high and is well maintained. 
The centre contains three attractive public spaces, two with high quality public art, and all with 
attractive seating, bins, lighting and planting.

King’s Road (West) also includes a high proportion of comparison and service units, and has a 
high number of independent furniture and fashion retailers.  There is a good range of evening and 
entertainment uses and the centre has a low vacancy rate.  The environmental quality of the centre 
is good, although there is heavy traffic and a lack of green open space which detracts from the 
environment.
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