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1. Introduction
Town centres and high streets are in flux. Challenges related to online shopping, changing social habits
and shifting consumer expectations, all of which are being deepened by COVID-19, are forcing places to
adapt. Centres that can evolve and diversify rapidly are more likely to survive and proposer. Those that
are not able to, and continue to be dominated by traditional retail-focused high streets, are more likely
to suffer and decline.
While
town centres have traditionally proven
more resilient than others, and some are already evolving, the challenges being faced by high streets
across the country are now becoming more acute locally. T
own centres will need to be
supported through policy and practice to ready themselves for the future and to allow them to compete
with other major high streets, shopping centres and emerging developments.
This report focuses on these issues. It firstly considers the challenges that town centres are facing,
including those that are most relevant to RBKC, and
centres. It then sets out the strengths, weaknesses, opportunities and threats in each
town
centres based on statistical evidence and desk-based research and provides recommendations on how
the Council could support them to adapt and diversify. The report is structured around the questions
below:
1. What challenges are town centres facing?
•

What uses can be introduced to tackle these?

2. How
•

Which are changing most rapidly?

3. What are the main opportunities and threats
•

What needs to be addressed?

4. How can RBKC support its town centres to adapt and diversify?
•

What planning and non-planning levers are available?

A key theme running through this report relates to retail and non-retail uses that could be introduced
This report sits alongside the Retail and Leisure Needs Assessment undertaken by Urban Shape. It
provides complementary insight and analysis and goes beyond planning and policy considerations.
Some of the recommendations and reflections provided here have been included in parts of the
Retail and Leisure Needs Assessment where relevant and pertinent.
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2. What challenges are town centres facing?
What uses can be introduced to tackle these?
Chapter Summary
This chapter provides an overview of the challenges town centres are facing and their relevance to
RBKC. It also sets out opportunities and ingredients for successful future centres. Key points to note are:
•

Some town centres across the country remain lively, benefit from high footfall and have low
vacancy rates. The key, according to analysis from Centre for Cities, is that these centres are places
where people live, visit and work. Their analysis shows that successful high streets are an outcome
of a strong economy and population rather than a driver.

•

Many town centres are, however, struggling with declining footfall and increasing retail vacancy
rates. In the first half of 2020 over 11,000 stores closed at the national level, which is higher than
the 8,500 that closed in the first half of 2019.

•

Town centres are facing a range of challenges and pressures which threaten their vitality. These
include online shopping, changing social habits, oversupply of retail units, growth of
supermarkets, out of town retail and business rates.

•

Many centres are suffering from austerity and the loss of social infrastructure. Town centres in
other parts of the country have not only lost retailers, but have seen state and third sector services
retreat, consolidate or disappear impacting both footfall and vitality.

•

The most relevant challenges for RBKC relate to online shopping, changing social habits and
competing developments like Westfield White City and Battersea Power Station. A matrix showing
the relevance of different challenges to each centre in RBKC is provided within the chapter.

•

The most successful future centres will have strong economies that drive day time footfall and will
offer an enticing alternative to online retailing through an attractive, varied and accessible mix of
uses. Successful centres will be vibrant and authentic and will have places to work, visit, meet,
experience, experiment, dwell, participate and live.

•
viability of high streets and can be influenced by councils, Business Improvement Districts (BIDs)
and community groups. Successful future centres will respond to these, which will require a
concerted effort from a range of partners alongside effective planning policy.

Town Centre Challenges
Town centres and high streets feature prominently in the news. The closure of major retailers such as
Debenhams, House of Fraser and British Home Stores, alongside recent COVID-19 trading restrictions,
fuel headlines related to
Most coverage, however, ignores variation in the
performance of high streets across the country.
Many town centres, including some in RBKC (e.g. South Kensington District Centre), are performing well.
Places like Manchester City Centre, Borough High Street and Cambridge City Centre are lively, benefit
from high footfall and have comparatively low retail vacancy rates. The key, according to analysis from
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Centre for Cities1, is that these centres are places where people live, visit and work. The concentration of
higher wage knowledge economy jobs2 drives footfall and provides an additional market for high street
businesses to sell to. Their analysis shows that successful high streets are an outcome of a strong
economy rather than a driver.
Many other high streets are, however, suffering from low footfall and high retail vacancy rates. This is
because weaker economies, made up of fewer knowledge economy jobs, leave places more vulnerable
to the structural challenges facing the retail industry. Evidence from several sources demonstrates the
scale of the issue and the impact of COVID-19 restrictions:
•

In the first half of 2021 there was a net decline of -9,877 high street stores across the country, which
is the highest on record3; and,

•

The national retail vacancy rate in March 2021 was around 14.1% which is the highest rate since
mid-20144.

There are six main challenges that are driving these trends as set out below
centres have traditionally remained resilient, COVID-19 is accelerating and/or exacerbating most of
these issues. Centres will therefore need to adapt:
(1) Online shopping: Online retail sales have been increasing year-on-year for over a decade. They
accounted for 21.5% of total sales in November 2019 and reached a peak of 32.8% in May 2020
driven by COVID-19. This shift is expected to continue due to the convenience, variety and lower cost
of online shopping versus traditional shopping. Online retailers can outcompete high street stores
as they have more stock, greater buying power and lower overheads.
(2) Changing social habits: Consumer behaviours and expectations have been shifting over the last
two decades away from buying products towards experiences and encounters credit card figures
from 2017 show that spending in restaurants and theatres/cinemas increased by +16% and +13%
respectively over the year whereas spending on material goods stagnated. This reflects a range of
factors, including: (a) time-poor professionals looking for variety and convenience; (b) reductions in
home ownership and living space; (c) changing cultural attitudes; (d) environmental and ethical
concerns; and, (e) increasingly flexible lives.
(3) Volume of retail units: Given the rise in online spending and changing consumer habits, many town
centres have too many retail units. Retail is the predominant feature of high streets and supply
outstrips demand in many places driving vacant space. This precipitates further decline as vacant
units can reduce footfall, which weakens the performance of other businesses and increases the
likelihood of further closures5. Many vacant retail units are also too large to meet the needs of the
market making them difficult to let. The introduction of the new Class E may help counter this
challenge as it will allow conversion of retail units (A1) to financial/professional (A2),
restaurants/cafes (A3) and health/creche/nursery/sporting (D1/D2) facilities without planning
permission. The proposed introduction of Permitted Development Rights to convert retail to
residential may also support this in some instances but, it is worth noting that it may bring other
challenges if conversions are done poorly, are in the wrong locations or are too widespread.

1

City Centres: Past, Present and Future (Centre for Cities, 2019)

The Knowledge Economy refers to business activity that is based on knowledge-intensive activities and has a greater reliance on intellectual capital than physical
inputs. It includes a range of sub-sectors from high-tech manufacturing to service sectors (e.g. healthcare) and business services (e.g insurance).
2

3

Store Opening and Closures 2020 (PwC and Local Data Company, 2021)

4

UK Retail Vacancy Rates 2020 (Springboard, 2020)

5

The Portas Review: An Independent Review into the Future of our High Street (2011)
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(4) Growth of supermarkets: Over the last five decades large retailers have increased their share of
national grocery sales. The early impact for high streets was a decline in butchers, greengrocers,
bakers, fishmongers and other food-based retailers. This impact deepened in subsequent decades
as supermarket product ranges expanded into clothing, homeware, stationary, flowers, clothes,
home entertainment and books. After years of continued success large supermarkets are now,
however, struggling due to changing shopping patterns, increased competition and online
shopping. This is placing further pressure on town centres as supermarkets are increasingly
integrating traditional high street services such as pharmacies, opticians, dentists, GPs, café chains
and other retailers into stores in order to adapt6. This is perhaps best exemplified by the recent
introduction of 290 Argos stores and 50 Specsavers into
the former at the
expense of 420 high street shops.
(5) Out of town retail: Out of town retail parks and shopping centres flourished in the early 2000s.
During the first decade the amount of out of town retail floorspace increased by 30% while in-town
floorspace fell by 14%7. These centres attract consumers as they are often easier to get to for drivers,
offer free parking and are often under cover. The impact has been to draw valuable footfall away
from many high streets. While this is now seen as less of an issue as retailers in these locations face
many of the same challenges as high street retailers, they continue to draw footfall away from town
centres. In London edge-of-centre shopping centres, such as Westfield White City and Westfield
Stratford City, are the main competitors
(6) Business rates and rents: Retailers across the country argue that business rates, which are based
on the property rather than turnover, are disproportionately high given the level of rent they pay
and their profit margins. Evidence from the House of Commons shows that8:
•

The retail sector accounts for 5% of GDP and pays 25% of business rates;

•

The hospitality sector represents 3% of economic activity and pays 10% of business rates; and,

•

Pubs account for 0.5% of total rateable turnover and pay 2.8% of business rates.

Online businesses tend to pay lower business rates as they often have fewer premises and, of those
they do utilise, they tend to have lower rateable values. Bricks and mortar retailers are also often
locked into rents that increase annually (upwards only leases) and provide no flexibility during
difficult trading conditions, though this is starting to change.
Many struggling town centres also face a range of other challenges, related to issues like accessibility,
ownership, digital connectivity, diversity, air pollution, affordability, housing and business support.
Austerity and the loss of social infrastructure has also been a major issue over the last two decades.
Town centres have not only lost retailers, but have seen public sector and third sector services retreat,
consolidate or disappear impacting both footfall and vitality. Many councils have had to cut nonstatutory services and have sold buildings that deliver social value on high streets.
In London, for example, library spending fell by 12% between 2014 and 20189. Libraries are important
civic buildings that provide shared and inclusive spaces that are free to access. Investment in
infrastructure and the public realm has fallen alongside this which has arguably made high streets less
social and accessible than in the past.

6

The Portas Review: An Independent Review into the Future of our High Street (2011)

7

The Portas Review: An Independent Review into the Future of our High Street (2011)

8

High Streets and Town Centres in 2020 (House of Commons, 2019)

9

High Streets & Town Centres: Adaptive Strategies (GLA, 2019)
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A high-level overview of
A RAG rating is used to determine whether each is a major (red), medium (orange) or minor (green)
challenge for each town centre. Some notes on the rating is provided in the table, but more detail on
each town centre and the rationale behind their classification is provided in subsequent chapters.
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Concentration of
Knowledge
Economy

Strong knowledge
economy and
business base but
employment has
fallen in recent
years

Strong knowledge
economy and
business base and
employment has
grown in recent
years

Online Shopping

Retail dominated
but some shops
offer unique
products/experienc
es not necessarily
available online
Retail dominated
but many shops
offer unique
products/experienc
es not necessarily
available online
Retail vacancy
rates are well
above the national
average

Significant number
of high street
shops and high
vacancy rates

Growth of
Supermarkets
Out of Town
Retail

Changing Social
Habits
Volume of Retail
Units

Business Rates
and Rents

Court
District Centre

Westbourne
Grove Special
District Centre

South
Kensington
District Centre

Portobello
Road Special
District Centre

Notting Hill
Gate District
Centre

Fulham Road
West District
Centre

Brompton
Cross District
Centre

King s Road
West District
Centre

King s Road
East Major
Centre

Kensington
High Street
Major Centre

Knightsbridge
International
Centre

Town Centre
Challenge
Description

Table 2.1 Relevance of Town Centre Challenges

Strong knowledge
economy and
contributor to
economic output
but employment
has fallen in recent
years
Retail dominated
and vacancy rates
above the national
average

Small and declining
local economy with
a reduction in
employment in
recent years

Growing local
economy with an
increase in
employment within
the knowledge
economy

Strong knowledge
economy due to
Chelsea and
Westminster
Hospital

Strong and growing
knowledge
economy

Small local
economy that has
declined in
employment and
output terms in
recent year

Diverse and
important local
economy that has
remained stable in
recent years

Small local
economy that has
declined in
employment and
output terms in
recent years

Retail dominated
but complemented
by a strong mix of
cafes, restaurants,
shops and services

Retail dominated
and high vacancy
rates

Good mix of shops,
restaurants, cafes
and services serving
local workers and
residents

Retail dominated
with high retail
vacancy rates

Retail dominated
and an
underrepresentatio
n of leisure, retail
and business
services
Retail vacancy
rates are above the
national average

Retail dominated
but complemented
by some other uses
and services that
support the local
population
Retail dominated
but has some
complementary
uses

Retail dominated
and an
underrepresentatio
n of leisure, retail
and business
services
Retail vacancy
rates are well
above the national
average

Good mix of shops,
restaurants, cafes
and services serving
local workers and
residents

Retail dominated
with an
underrepresentatio
n of retail services
to support the local
population
Retail vacancy
rates are well
above the national
average

Concentration of
cafes and
restaurants serving
tourists and retail
units that serve the
local population
Good mix of cafes ,
restaurants and
services

Retail dominated
but special offer
difficult to replace
with online retailing

Significant number
of retail units and
slight
underrepresentati
on of leisure
services
Retail vacancy
rates are well
above the national
average

Unique offer which
will continue to
attract footfall, but
shops face
pressures from
online competitors
Has a unique offer
which is likely to
continue to attract
footfall

Small economic
contribution given
its location and has
experienced a
significant decline
in employment in
recent years
Significant number
of high street
retailers that are
vulnerable

Retail dominated
and a significant
underrepresentatio
n of leisure services
in the area

Significant number
of retail units
owned by
vulnerable national
chains

Retail dominated
but has a unique
offer which is likely
to continue to
attract footfall

Vacancy rates are
below the national
average

Retail dominated
but most units
current in use

Centre not
dominated by local
services that could
be lost to local
supermarkets

Centre not
dominated by local
services that could
be lost to local
supermarkets

Centre not
dominated by local
services that could
be lost to local
supermarkets

Centre not
dominated by local
services that could
be lost to local
supermarkets

Centre not
dominated by local
services that could
be lost to local
supermarkets

Centre not
dominated by local
services that could
be lost to local
supermarkets

Centre not
dominated by local
services that could
be lost to local
supermarkets

Centre at risk from
Westfield White
City

Centre at risk from
offer at new
Battersea
development
Most high street
businesses struggle
with rates and rents

Centre at risk from
Westfield White City

Centre has a mixed
offering including
local services
some of which
could be lost to
local supermarkets
Primarily a local
service offer

Centre not
dominated by local
services that could
be lost to local
supermarkets

Centre at risk from
offer at new
Battersea
development
Most high street
businesses struggle
with rates and
rents

Centre has a mixed
offering including
local services
some of which
could be lost to
local supermarkets
Primarily a local
service offer

Centre at risk from
Westfield White City
and Whiteleys

No major
competitors in
London

Centre at risk from
Whiteleys but does
has a unique offer

Most high street
businesses struggle
with rates and rents

Most high street
businesses struggle
with rates and rents

Most high street
businesses struggle
with rates and rents

Most high street
businesses struggle
with rates and rents

Most high street
businesses struggle
with rates and rents

Centre at risk from
offer at new
Battersea
development
Most high street
businesses struggle
with rates and rents

Retail dominated,
particularly service
and high street
stores but vacancy
rates not yet above
national average
Centre has a mixed
offering including
local services
some of which
could be lost to
local supermarkets
Primarily a local
service offer

Most high street
businesses
struggle with rates
and rents

Red: Major Challenge; Yellow: Medium Challenge; Green: Minor Challenge
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but has some
complementary
uses

Most high street
businesses struggle
with rates and rents

Most high street
businesses struggle
with rates and rents
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Town Centre Opportunities
Successful future centres will adapt to these challenges. They will: have strong economies that drive
footfall; provide a diverse local offer that meets the needs of a wide range of people; and, offer an
attractive alternative to online retailing through an attractive, varied and accessible mix of uses.
Successful future centres will be vibrant, authentic and varied and will have:
•

Places to work (see Deptford Foundry and Tripod Brixton)
serviced offices, flexible workspaces, laboratory spaces;

•

Places to visit (see Crystal Palace Park Market and Turner Contemporary Margate) i.e. markets,
museums, galleries, gardens, exhibitions;

•

Places to meet (see Fulham Market Hall and Altringham Market) i.e. restaurants, cafes, food halls,
public spaces, parks, community centres, pubs, bars, venues;

•

Places to experiment (see Central Parade Walthamstow and Maida Hill Place) i.e. flexible
workspace, affordable workspace, shared kitchens, pop-up shops, shops for local artisans;

•

Places to experience (see Streatham Space Project and Theatre Gwaun Fishguard) i.e. immersive
experiences, mini golf, cinemas, theatres, theme parks, trampolining, bowling, sports, video gaming
internet cafes;

•

Places to dwell (see Granary Square Kings Cross and Bancroft Gardens Stratford-upon-Avon) i.e.
public squares, parks, gardens, parklets, refuges;

•

Places for wellbeing (see The Wellness Centre and Virgin Active Fulham Road) i.e. libraries, clinics,
barbers, beauty salons, massage parlours, gyms, GPs, sports facilities, dentists;

•

Places to participate (see Anerley Town Hall and Peckham Levels Made Youth Market)
community centres, affordable workspace, event space, sports facilities;

•

Places for daily needs (see Penge General Store and Radiant Dry Cleaners)
hairdressers, food shops, butchers, fishmongers, beauty salons, bakers; and,

•

Places to live (see Streatham Square and PLACE/Ladywell) i.e. affordable homes, private homes,

i.e. artist studios, maker spaces,

i.e.

i.e. dry cleaners,

They will also embrace and adapt to technological advances that are expected to influence high street
and consumer behaviour (e.g. retail robotics, AI personalisation in store and online, automated delivery
vehicles, 3D printing and product personalisation and the shift to electric vehicles).
how town centres across the country
are evolving. They also provide inspiration and learning related to the types of uses that could be
, and the
framework set out above, feed through
into the recommendations based on the data and SWOT analysis undertaken for each centre.

The
how to improve and adapt
town centres. They have identified 25 factors that impact the vitality and viability of high streets and
can be influenced by councils, Business Improvement Districts (BIDs) and community groups. A
summary of these is provided in Appendix A alongside an indication of which RBKC town centres could
focus on each priority.
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Table 2.2 Places to Work: Deptford Foundry (High Street Affordable Artist Studio)
Deptford Foundry is a 30,000 sq ft affordable studio space
run by Second Floor Studios in Deptford, South East London.
The studio is brand new and sits within a mixed-use
scheme on the ground and first floors. The wider
development is a new scheme from Anthology (Developer),
Rolf Judd (Architect) and Sisk (Main Contractor) consisting of
316 new homes.

What?

The Studio comprises 85 affordable purpose-built
studios which house 115 artists and makers supported by a
further 40 employees, apprentices and interns. The space was set up to provide genuinely
affordable workspace for creatives who are being pushed out of the area due to rapidly
rising residential and commercial property prices.
The space is made affordable through a cross-subsidising model, where the businesses in creative sectors
that generate a higher financial return (e.g. architects and graphic designers) pay in the region of £23 / sq ft
which cross-subsidises lower cost space for artists (£15 / sq ft) and graduates (£12 / sq ft) who tend to have
lower incomes.

Who?

How?

Deptford Foundry is run and managed by Second Floor Studios - a leading arts organisation providing
affordable studio space for visual and fine artists' and craft and designer makers. Set up in 1997,
the
core aim is to provide quality studios at monthly rental prices that artists and makers
can afford and who would otherwise struggle to find comparable studio workspace on the open
commercial market. The organisation has other spaces around London, including in Sevenoaks and
Wembley.
The London Borough of Lewisham does not have an Affordable Workspace policy, unlike other
boroughs in South East London, but does have planning policies relating to the re-provision
of existing employment space as part of re-development schemes. These policies,
aspiration to curate a local Creative Enterprise Zone, drove the focus on the provision of affordable creative
space as part of the s106 agreement.
Following engagements with several potential operators Anthology identified Second Floor Studios as a
preferred partner to fulfil their s106 obligations. Rather than renting the space for a limited period,
however, Second Floor Studios bought the space from Anthology at a discounted market rate which was
agreed as part of the s106 agreement (£70 / sq ft vs £120 sq ft). Second Floor Studios took an open book
approach with Anthology, the London Borough of Lewisham and the Mayor of London to illustrate what they
could afford to pay for the space to offer affordable rates to end users.
The major benefit of purchasing the site is that the space is available in perpetuity and it ensures that
Second Floor Studio are insulated from rent fluctuations. This advantage has and will be passed onto the
creative community who will continue to have genuinely affordable space for years to come in a prime
London location.
The other benefit of ownership is that the organisation does not need to rely on external funding to ensure
rents remain affordable which will help the studios to be more resilient over time. A careful financial and
succession plan has been put in place to protect the space for artists and makers for the next six
generations. The space has consistently been fully occupied and its waiting list has increased by 40% over
the last year, despite the COVID-19 pandemic.

Impact?
Following the opening of the space, Second Floor Studios joined with other studio providers to create
means for artists. In London
they are clear that end users can afford £12-19 / sq ft (including service charge) and therefore landlords
need to rent space at £6-9.50 / sq ft to operators. This is far below the discounts set out in most Affordable
Workspace policies across London.
Second Floor Studios are taking the lessons from this project to build a new bespoke space in PurfleetUpon-Thames just outside of London with High House Production Park. The ambition is to create 90
purpose-built studios for new creative production entrepreneurs as well as those who are relocating to the
area from more expensive parts of Londo
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Table 2.3 Places to Work and Visit: Pop Brixton (High Street Multi-Use Space)
Pop Brixton, which opened in 2015, comprises over 50
shipping containers configured to provide a mix of business
and community space in Brixton town centre.

What?

The space hosts a range of business activities including food,
drink and retail outlets, creative and professional business
uses and social enterprises. Pop Brixton also provides space
for events and community activities and is home to a number
and Pop Farm.
The project was set up with strong social and community objectives at its heart and has focused activities
around supporting local enterprise, employment and training, supporting local community groups While
the original lifespan of the project was three years to 2017, the lease has since been extended beyond
2020.
Located on the corner of Brixton Station Road and Popes Road, the site Pop Brixton sits on was owned by
the London Borough of Lambeth and was scheduled for redevelopment as part of a wider regeneration
programme. The Council decided it wanted to introduce a temporary and productive use to the site while
the regeneration programme progresses.

Who?

How?

Impact?

After a competition, public exhibitions and a formal scoring process, the Grow Brixton project was selected
to develop the site in April 2014. The project has since been renamed as Pop Brixton and is run and
operated by Makeshift. Makeshift is an organisation that seeks to improve places through local enterprises
and their belief is that neighbourhoods thrive when they have successful local enterprises that reflect their
diversity, character and spirit.
After deciding to introduce a temporary project to the site, the Council launched a competition inviting
ideas for meanwhile uses which were to be focused on local employment, enterprise and training. The
chosen project was to be responsible for designing, constructing and managing the space. In return, the
site would be provided on a peppercorn rent and with a small amount of seed funding available from the
Council if required.
While subsequent Service Level Agreements have helped to formalise relationships and ensure the project
continues to deliver against overarching council objectives, these have remained relatively flexible
enabling Pop Brixton to adapt its operation model where needed to maximise financial, social and
economic outcomes.
An evaluation by Hatch in 2018 illustrates that the project has provided over 1,000 sqm of commercial
space across 52 shipping containers with 47 businesses / organisations located on site, supporting nearly
200 FTE jobs. 50% of businesses on-site were start-ups of which 14 have gone on to establish new
operations elsewhere. The site has a high occupancy (98% currently occupied) with an average of 91%
across the project lifespan. At the time of the evaluation, Pop Brixton had hosted over 500 events, and
over 200 community events and has generated a total footfall of over 1.6 million.
The site has had a strong local impact with nearly three quarters of businesses owned by Lambeth
residents; three quarters of employees being local; and, around 40% of goods being purchased locally.
Event spaces are available for free use for community events at least 25% of the time.
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Table 2.4 Places to Work and Visit: Peckham Levels (High Street Multi-Use Space)
Peckham Levels is a creative hub and workspace in a
former multi-storey car park in Peckham, South
East London. The car park, which is owned by the London
Borough of Southwark, was previously underused and a
magnet for crime and anti-social behaviour.
Peckham Levels aimed to bring the asset back into
productive use while also providing low-cost work and
event space for local creatives. It provides space for a
broad range of creatives from artists and makers to theatre groups and graphic designers.
What?

There are 50 creative studios, eight offices and 70 co-working spaces. 10 of the studios are let
on subsidised rates to help new enterprises establish and grow and several desks are available at
discounted rates. Tenants have access to a range of shared facilities, including a ceramics and kiln room,
3D printers, laser cutters, a dark room, photo studios, rehearsal spaces and changing rooms.
Parts of Peckham Levels are open to the public to ensure the space is as open and inclusive as
possible. Facilities include event spaces, gallery space, a
food outlets, a bar and a
yoga studio. Event and meeting space is available free of charge to members, community groups and
local organisations.

Who?

Peckham Levels has a strong focus on delivering local social value. In line with the operating model at their
first space, PopBrixton, all occupiers are required to contribute their time, skills and knowledge for at least
one hour week to a Community Investment Scheme which is managed by the Make Shift Foundation.
Most of Peckham Levels is run and managed by Make Shift, an organisation that seeks to
improve places through local enterprises. Their belief is that neighbourhoods thrive when they have
successful local enterprises that reflect their diversity, character and spirit. The organisation focuses on
activating unproductive buildings and land into places that serve small businesses, are cultural
destinations and add to and improve communities.
Peckham Multi-storey Car Park is owned by the London Borough of Southwark. In 2007, following a
competitive tender process, a ten-year lease for the upper floors was given to arts organisation Bold
Tendencies. This led to the establishment of the now well-known
as well as
new art installations and the Multi-Storey Orchestra. This added to and enhanced the cultural
offer provided by the Peckhamplex cinema at the bottom of the car park.
Following this success, in 2015 the London Borough of Southwark made the decision to repurpose the
middle levels of the car park for cultural and creative workspace. The council issued a brief highlighting
the potential the space had to support employment and the arts and asked for proposals for temporary
projects that could take up residence in the car park for a five-year period.

How?

Dozens of ideas were submitted by architects, entrepreneurs and community groups and Make Shift were
ultimately appointed to run and manage the space on the basis of their proposal for Peckham
Levels. While the London Borough of Southwark had an opportunity to re-develop the car park into a new
mixed-use scheme, the local community resisted early plans through campaigns and petitioning. Given
this, alongside the successful Bold Tendencies pilot, the Council pursued a project that could bring high
levels of local benefit over relatively short period of time.
The Council had intended Peckham Levels to be a five year project, but
lease has recently
been extended. The Council is therefore temporarily forgoing the level of revenue they could achieve
through a commercial scheme in favour of a project that delivers greater local economic, social,
community and cultural value.
The project has been a major success and has created a new identify for Peckham as the cultural and
creative heart of South East London. It has converted an under-used asset into an exciting and thriving
destination that can be accessed by the whole community.

Impact?

The project has supported 450 full- and part-time jobs. These are relatively high-value and resilient
jobs which has helped diversify the
supported local enterprises, with 75% of tenants from the immediate local area and 85% from within the
borough.
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Table 2.5 Places to Meet and Visit: Altringham Market (Town Centre Food Market)
Building on the history of Altrincham as an original
market town dating back to 1290, the revamped
Altrincham Market is at the heart of the re-invention of
The
current Altrincham Market is housed in an airy Victorian
market hall.

What?

The rejuvenated market hall houses around 60 stalls
selling a mix of non-food and local produce both to sit
down and eat or to take home. It has three distinct areas
within it, the first is an indoor food hall, known as Market House. Market House comprises of 10
independent quality food operators and is open every day but Monday. The second is the New Market
Square which has seating and food stalls. Adjacent to the food hall is the outdoor covered market which
houses a mix of artisanal vendors and fresh produce.
Weekends at the market host popular themed weekend markets covering regional food producers, vintage
fashion, furniture, home/house/garden and contemporary craft.

Who?

How?

Impact?

Altrincham Market was the first project of Market Operations run by Nick Johnson, previously of Urban
Splash, visiting fellow at Yale and CABE commissioner. He and partner Jenny Thompson took over the
building from Trafford Council in in 2013. Both Nick and Jenny were local residents and set out to keep the
best elements of the market whilst bringing in passionate food and drink producers from the local area.
The idea was to create a hyper-social space in an organic way that was a riposte to the fundamentals of
planned regeneration.
The Grade II Listed market House and covered market was renovated at a cost of £500,000 providing space
for twelve food and drink units with a shared large eating area and sound system where live music can be
performed and films shown. The aim of the market was to be different
with
a strapline of Y
.
As a retail market Altrincham had opened until 4pm for three days a week, but it is now open seven days a
week until 10pm on six days. Extending the market into the evening has been crucial for attracting a
diverse range of visitors, most of whom would not have visited the market or town centre before. This
includes families, children, couples on dates and, crucially, those from beyond Altrincham.
Altrincham Market now sees 15,000 visits a week and serves between 10-12,000 meals (with about 50%
being in the evening). It has had a profound impact on
of G
-2008 recession had one of the highest retail vacancy rates
in the country. By 2017 the rate had fallen from 30% to 8%. Footfall has been increasing by around 5% per
year in contrast to most other UK town centres which have declined. Staff numbers at the market have
grown from 35 to 300 having a significant local economic impact.
Market Operations have taken what they learned in Altrincham and since opened new markets, including
Mackie Mayor in Manchester and Picturedrome in Macclesfield. Together the operators and the
independent kitchens and bars employ over 350 people. The three locations illustrate that radical
transformation can be achieved in big cities or small towns, but as Johnson reinforces, it must be bespoke
and local.
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Table 2.3 Places for Wellbeing: Wellness Centre Croydon (Shopping Mall Community Wellness Centre)
The Wellness Centre is a friendly, safe and comfortable space
to access free wellness activities and health advice in
.
What?

Who?

tgift Shopping Centre, the space
offers holistic and complimentary services such as seminars,
workshops, health checks, fitness classes, creative activities,
first aid training and more.

The Wellness Centre was set up by Croydon BME Forum
and Minority Ethnic (BME) voluntary and community sector. The Forum is a not-for-profit organisation,
which has been operating in the borough since 2002, that aims to maximise engagement of BME
communities in all aspects of living and working in Croydon.
In July 2018, Healthwatch Croydon hosted an event entitled
While many areas were discussed across self-management, primary care and acute care, there was a
distinct theme around BME participation in health services compared with other ethnic groups and in
particular early access services such as talking therapies.

How?

.

In response to this, Healthwatch Croydon committed to deliver a project to address this. In discussion with
explored the development of early intervention services related to wellbeing,
i.e. before people approach the GP asking for support. This led to discussions about setting up a local
Wellness Centre.
A survey was undertaken with residents about the idea of a Wellness Centre and what it could provide.
Over 50% of respondents wanted training and learning opportunities, while 45% wanted a listening space.
One-to-one support was valued by 40% and group support by 37%.
This information was used to design a business model for the Wellness Centre by Healthwatch Croydon
and the BME Forum. The first stage, setting up the first centre in the Whitgift Centre, is now underway and
being run by the BME Forum.

Impact?

The Croydon BME Forum is set to open a second space in the Whitgift Centre the Health and Wellbeing
Space which will be set up in partnership with the NHS South West London Clinical Commissioning
Group and Mind. This space is designed to be community-orientated, decorated with artwork created by
those who have struggled with mental health.
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Table 2.6 Places to Experience and Visit: Streatham Space Project (High Street Community Theatre)
Streatham Space Project is a theatre, music and comedy
venue aiming to bring the best live performance to South
London. The space comprises of a 120 seat flexible
auditorium, workshop, rehearsal room, meeting room, café
and bar. As well as hosting critically acclaimed artists, it has
offered support for artists at the beginning of their career
What?
and hosted charitable organisations like Age UK, Institute of

Who?

The project is a collaboration between the London Borough of Lambeth and the Theatres Trust and was
secured through Section 106 after the demolition of a local market and Gaumont cine-variety theatre. It
was set up by a team of nine Streatham-based creative, arts and theatre professionals in June 2018 who
took lessons from successful theatres and spaces around London and applied these to the space.
Although the London Borough of Lambeth was unable to offer an ongoing subsidy to the theatre, the
Streatham Space project secured a 25 year rent free lease on the building and equipment including theatre
lighting, sound, staging and projection through the Section 106 agreement with the developer.

How?

As a registered charity, it has used platforms such as Crowdfunder to build community support, volunteer
time and donations towards the project. This included £14,000 on design, £8,400 on technology, £3,200 on
project management, £2,900 on overheads and £1,500 on artists fees. The Streatham Space Project was
and four team members to help get the seating ready for the auditorium and its future guests.

explore what audiences would respond to. All artists lived within a mile or two of Streatham. This provided
evidence on the audience base to build on going forwards.

Impact?

To date there has been over 30,000 visitors who have rehearsed, filmed, celebrated and experienced live
theatre, music, comedy and art in the space.

Mini Case Study: Places to Meet - The Vaults Collective Crystal
Palace (Multi-Business Retail Unit)
The Vaults Collective, open since late 2020, is two businesses housed in a
former bank. The businesses are Ivy and the Wolf, a plant shop with
unconventional and rare tropical plants, and La Mouche Bakery a café
space. Both businesses started online before opening a physical space together. The financial and
administrative side of the businesses operate separately but in the physical space it is a collaborative
effort. The space started as a pop-up, but the success of operation has given the owners the confidence
to make longer term plans with ambitions to make use of the vaults beneath the café and to run
workshops and supper clubs. Bringing the two businesses together in the same unit has helped reduce
the rental and business rate burden for them both.
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Mini Case Study: Places to Meet Jellied Eel Bar
Pie
and Mash Shop, Walthamstow (Multi-Business Retail Unit)
The Jellied Eel Bar collaborated with an existing daytime business, L
Manze's Pie and Mash shop on Walthamstow High Street, to provide a
multi-business retail unit. The Pie and Mash shop remained open as
normal during the day, with the Jellied Eel cocktail bar taking over on
Friday and Saturday nights. A nightly fee was paid to the Pie and Mash shop
whenever the cocktail bar opened, as well as a weekly contribution towards refuse collection.
Originally operating as a popPie and Mash
shop for two years, before having to close down due to the pandemic. However, the success of the popup model has meant that the Jellied Eel has since gone on to sharing physical spaces with other
businesses in east London. It is currently planning to take
ZAXX,
a Korean street food shop in Leyton. There are also plans for them to run outdoor space at a coworking
space, Wood Street Studios in Walthamstow.

Mini Case Study: Places to Work, Experiment and Visit Central Parade Walthamstow (High Street Multi-Use Space)
Delivered in partnership with the London Borough of Waltham Forest,
Meanwhile Space has transformed a former 800 sqm,
, Grade II
listed, council direct centre into a mixed-use creative hub. The hub
provides space to over 20 businesses of different scales and uses it is
made up of a public bakery/café, four incubator retail spaces, 14 desks for freelancers and seven selfcontained studio office spaces for SMEs.
It was initially supposed to be open for two years, however, this has been extended for a further three
years whilst the long term future of the site is decided on. High Street businesses that are successful and

Mini Case Study: Places to Experiment, Experience and Visit
FC Designer Collective (Multi-Business Retail Unit)
The FC Designer Collective is a partnership between the London
Borough of Islington and garment industry co-operative FashionEnter. Fashion-Enter manage a retail space on behalf of the Council,
providing local designers with a high street outlet to sell and market their work. In lieu of rent FahionEnter also provide business mentoring and training in tailoring and needlework to local creatives and
community groups to help kick-start their careers in the garment industry. The shop also includes onsite production facilities to enable learning, events, repairs and bespoke making.

Mini Case Study: Places to Work
Street Workspace)

Oru Space Dulwich (High

Oru East Dulwich is a new type of coworking space on the High Street,
which includes workspace (hot desks, fixed desks and private offices),
a café (with a focus on sustainability and balanced diet) and wellness
and event space providing classes focused on encouraging good
mental health. It has capacity for 70+ businesses to work on site.
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The space provides additional social benefits through the provision of 20% discounts to workspace for
social enterprises and charities, as well as free event space and discounts in the café and wellness
classes for these groups. It also currently provides a Bounceback Membership offering free workspace
for those who have lost their jobs or made a career change due to the pandemic.

Mini Case Study: Places to Experience Electric Gamebox
Southbank (Town Centre Immersive Experience)
Electric Gamebox is an immersive and interactive experience based on
bank. It provides several group games and challenges
in a private digital room featuring projection mapping, touch screens,
motion tracking and surround sound. Participants have a choice of games, which are regularly updated,
with each game lasting 30 to 60 minutes. Games range from rescuing the Royal Family from a
kidnapping to searching for rare minerals on Mars.

Mini Case Study: Places to Experience
(High Street Art Gallery)

Deptford Does Art

Deptford Does Art is an art gallery and shop by day and a bar and
events space at night. The basement gallery space exhibits locally
created art and the ground floor retail unit sells prints, homeware,
ceramics, clothing, accessories, stationary, handmade gifts and
cards all made by local artists, makers and designers. Throughout
the pandemic it has been providing free space for local creatives to showcase and sell their products.
The project also exhibits artwork around the Deptford area in spaces open to the public. To date it has
exhibited more than 70 artists in several Deptford venues. The space is run by a local couple who also
manage a local pub. The initiative has played a role in shifting perceptions of Deptford as a place for
creative people to live and work.

Mini Case Study: Places to Experiment, Experience and
Visit City Road Fenton
Funded by MHCLG, City Road in Fenton is one of five areas in which
a pilot scheme called Open Doors has been trialled. In Fenton this
has involved offering a retail unit free of charge to individuals and
organisations who would like to test ideas, deliver projects and
bring positive social change to their local area.
The City Road unit is a single storey high street space with two rooms for community uses and a
separate kitchenette. Several groups have been making use of the space illustrating the potential to
bring many uses together under one roof:
•

Movie Mavericks - runs film related training and creative events for young audiences and people
who do not usually attend 'high brow' cultural events. They support emerging film makers by
engaging them with new audiences and running pop up film events and festivals.

•

Westbury Workshops - works with adults with learning disabilities and/or autism to promote
independent living skills and the benefits of having a smart appearance. It teaches students to sort
and wash laundry items, dry them, iron them and store them correctly.
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•

All the Small Things CIC - a Social Action Hub that offer training courses, workshops and
community resource exchange events. Local people offer skills, knowledge and physical assets
they have to share with others and ask for what they need to enable community action.

20

21

Royal Borough of Kensington and Chelsea: Future Town Centres

3.

performing?

Which are changing most rapidly?
Chapter Summary
This chapter provides
town centres, including insights into
which are changing most rapidly. A series of economic, social and commercial datasets have been
analysed to complement the town centre health check data set out in the main Retail and Leisure Needs
Assessment undertaken by Urban Shape. Key points to note are:
•

Many centres have seen a decline in employment and economic output in recent years. These
include the smaller centres of Westbourne Grove Special District Centre (SDC), King s Road West
District Centre (DC),
Court District Centre (DC) and Portobello Road SDC.

•

Some centres have thriving and growing local economies. Kensington High Street Major Centre
(MC) is the strongest performer in terms of employment growth, economic output growth, business
start-ups and business scale up activities. Other strong performers include Notting Hill Gate DC and
Brompton Cross DC.

•

The economic performance of some of the most prominent town centres, such as South
Kensington District Centre (DC) and Knightsbridge International Centre (IC), remains strong but has
been relatively static in recent years.

•

Financial and
Professional Services and Creative Activities. Other prominent sectors include Retail, Business
Support Services and Hospitality, Leisure and Recreation.

•

Some town centres have dynamic and prosperous local populations. The most prominent is South
Kensington DC which has experienced a +5.4% increase in population since 2011 and also has a
comparatively young, educated and affluent local population. Other centres that align with this to
include Fulham Road West DC, King s Road West DC, King s Road East MC and Kensington High
Street MC.

•

Population has decreased significantly in Knightsbridge IC (-7%), Portobello Road SDC (-7%) and
Court SDC (-3.3%) since 2011. The borough has a whole has seen a -2% decline in contrast to
a +9.2% increase at the London level.

•

Most centres are home to affluent and well-educated populations. Some of these sit cheek-by-jowl
with pockets of extreme deprivation and poverty. The town centres surrounded by the highest
levels of deprivation are Portobello Road SPD,
Court DC and Westbourne Grove SDC.

•

Retail vacancies have increased across all centres over the last decade. Five now have vacancy
rates above the national average - Knightsbridge IC (23%), Brompton Cross DC (19%), Notting Hill
(12%).

•

RBKC
household products and electric goods). These businesses are under the greatest pressure from
the rise in online shopping.

•

Most centres have a strong and stable office base, but Knightsbridge IC and Kensington High Street
MC have seen a significant decline in stock over the last five years (-4.8% and -6.6% respectively).
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1
2
3
4
5
6
7
8
9

Kensington High
Street MC (2,776)
Notting Hill Gate DC
(1,338)
Brompton Cross DC
(1,249)

Kensington High
Street (MC 43%)
Notting Hill Gate DC
(17%)
Brompton Cross DC
(14%)

MC (1,211)
Portobello Road
SDC (944)
Knightsbridge IC
(856)
South Kensington
DC (848)
Court DC
(427)

RBKC (7%)

DC (360)
Westbourne Grove
SDC (350)
Fulham Road West
DC (311)

10
11
12

-

13
Source

10

Companies House,
2020

London (6%)
South Kensington
DC (0%)
Fulham Road West
DC (0%)
6%)
Knightsbridge IC (6%)
Portobello Road
SDC (-11%)
17%)
West
DC (-22%)
Westbourne Grove
SDC (-25%)
BRES, 2020

Kensington High
Street MC (392)
Portobello Road
SDC (119)
MC (116)
Notting Hill Gate DC
(115)
Brompton Cross DC
(113)
South Kensington
DC (69)
Knightsbridge IC
(64)
Fulham Road West
DC (41)

Westbourne Grove
SDC (40)
DC (33)
Companies House,
2020

Fulham Road West
DC (81%)
South Kensington
DC (81%)
Knightsbridge IC
(79%)
Notting Hill Gate DC
(78%)
Kensington High
Street MC (78%)
MC (77%)
DC (76%)
Westbourne Grove
SDC (73%)
RBKC (72%)
Brompton Cross DC
(71%)
Portobello Road
SDC (67%)
(67%)
London (50%)
Census, 2011

Kensington High
Street MC (19%)
MC (12%)
Knightsbridge IC
(11%)
South Kensington
DC (6%)
Brompton Cross DC
(5%)
Fulham Road West
DC (5%)
Notting Hill Gate DC
(4%)
Portobello Road
SDC (3%)
(2%)
DC (1%)
Westbourne Grove
SDC (1%)
ONS, 2019,
Regional Gross
Value Added by
Local Authority

Benchmarks for London and RBKC have been provided where possible and appropriate.
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5.6%
Kensington High
Street MC 8.3%
South Kensington
DC 8.4%
DC 9.9%
Fulham Road West
DC 9.9%
Westbourne Grove
SDC 11.0%
Portobello Road
SDC 11.2%
England 11.7%
MC 12.2%
Knightsbridge IC
12.7%
Notting Hill Gate DC
17.1%
Brompton Cross DC
18.9%
Urban Shape, 2021

Fulham Road West
DC 0.0%
MC 0.3%
Notting Hill Gate DC
1.4%
Knightsbridge IC
1.5%
DC 1.6%
Brompton Cross DC
1.8%
Kensington High
Street MC 1.8%
South Kensington
DC 2.0%
Westbourne Grove
SDC 3.0%
Portobello Road
SDC 4.8%

% of
neighbourhoo
ds within 50%
most deprived
(2019)

% Population
growth (2011
2019)

Office
floorspace
change (2015 2020)

Office vacancy
rate (2020)

Retail vacancy
rate (2021)

GVA
% share of
RBKC (2018)

% Higher
Skilled Jobs
(2011)

Start-up Rate
(2020)

Employment
Growth (20152019)

Rank

Business
Number (2020)

Table 3.1 Summary of Economic, Demographic and Commercial Analysis 10

London (9%)
MC +9.1%
Brompton Cross DC
+4.2%
DC +2.9%
Portobello Road
SDC +0.9%
Notting Hill Gate DC
+0.8%
South Kensington
DC +0.2%
Westbourne Grove
SDC 0.0%

17.2%
-

0.0%
Fulham Road West
DC 0.0%
Knightsbridge IC
-4.8%
Kensington High
Street MC -6.6%
-

-

-

Costar, 2021

Costar, 2021

South Kensington
DC (6%)
Fulham Road West
DC (5%)
DC (4%)
(2%)
Kensington High
Street MC (2%)
Brompton Cross DC
(1%)
RBKC (-1%)
Notting Hill Gate DC
(-3%)
3%)
Portobello Road
SDC (-7%)
Knightsbridge IC (7%)
Westbourne Grove
SDC (-7%)
ONS, 2020,
Population
estimates

Portobello Road SDC
(86%)
Brompton Cross DC
(58%)
Westbourne Grove SDC
(52%)
Notting Hill Gate DC
(35%)
(24%)
(17%)
Fulham Road West DC
(0%)
Kensington High Street
MC (0%)
Knightsbridge IC (0%)
South Kensington DC
(0%)
IMD, 2019
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The analysis of economic, social and commercial trends in this chapter is based on best fit statistical
Output Areas, the smallest statistical unit available, that surround each town centre boundary as per
ocal Plan. This means that the figures presented capture information from just outside the core
centres as well as within them (see example of Kings Road West below).
Figure 3.1)

East MC Town Centre Boundary and LSOA Statistical Boundary

Key: Black line = town centre policy boundary. Brown colour = LSOA statistical boundary.

Economic Characteristics
Employment Trends
Over the last four years employment growth across RBKC has just exceeded wider London averages
(7% versus 6% respectively). Several of the
town centres have seen significantly greater
proportional employment growth over the same period with Brompton Cross DC (+14%), Notting Hill
Gate DC (+17%) and Kensington High Street MC (+43%) all exceeding the borough and London
averages.
Despite this, over half of
centres have seen a fall in employment over the same period with a
further two experiencing static growth (0%). The four town centres that have seen the greatest
proportional decline are Portobello Road SDC (-11%),
Court DC (-17%),
Road West DC (22%) and Westbourne Grove SDC (-25%).
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Table 3.2
Rank

Town Centre

2015

2019

Rank Change

Percentage Change

1

Kensington High Street MC

21,000

30,000

0

43%

2

Notting Hill Gate DC

6,000

7,000

1

17%

3

Brompton Cross DC

7,000

8,000

0

14%

4

RBKC

133,000

142,000

0

7%

5

London

5,081,000

5,369,000

0

6%

6

South Kensington DC

8,000

8,000

1

0%

7

Fulham Road West DC

5,000

5,000

-1

0%

8

King s Road East MC

17,000

16,000

0

-6%

9

Knightsbridge IC

16,000

15,000

0

-6%

10

Portobello Road SDC

4,500

4,000

0

-11%

3,000
2,250
2,000
91,750

2,500
1,750
1,500
98,750

0
0
0
N/A

-17%

11
Court DC
12
King s Road West DC
13
Westbourne Grove SDC
Overall
Source: ONS BRES, 2021

-22%
-25%
7%

Business Profile
There are around 10,670 business in total
within a wide range of
different uses. The largest in terms of the business number is Kensington High Street MC (2,776) which
accounts for 26% of all town centre businesses in the borough.
There are four town centres with noticeably fewer businesses than the other comparators which are
Court DC (427), King s Road West DC (360), Westbourne Grove SDC (350) and Fulham Road West
DC (311).
Figure 3.2) Total Number of Businesses

Kensington High Street
Notting Hill Gate DC
Brompton Cross DC
Kings Road East
Portobello Road Special DC
Knightsbridge IC
South Kensington DC
Earls Court DC
Kings Road West
Westbourne Grove Special DC
Fulham Road West
0

500

1000

Source: Companies House, 2020
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Sector Profile

Rank

Town Centre

1

Westbourne Grove SDC

2

3

Knightsbridge IC

4

5

Kensington High Street MC

6

Portobello Road SDC

7

8

Notting Hill Gate DC

9

Fulham Road West DC

10

Brompton Cross DC

11

South Kensington DC

Largest Sector
Financial and
Professional Services
102
Financial and
Professional Services
514
Financial and
Professional Services
368
Financial and
Professional Services
154
Financial and
Professional Services
806
Financial and
Professional Services
246
Financial and
Professional Services
104
Financial and
Professional Services
399
Financial and
Professional Services 94
Financial and
Professional Services
418
Financial and
Professional Services
238

Second Largest
Sector

Third Largest Sector

% of all businesses in
the top 3 largest
sectors

Creative 79

Retail 41

63%

Creative 150

Retail 95

63%

Business Support
Services 88

Hospitality, Leisure
and Recreation 72

62%

Hospitality, Leisure
and Recreation 56

Creative 43

59%

Creative 530

Business Support
Services 267

58%

Creative 156

Retail 127

56%

Creative 62

Retail 35

56%

Creative 208

Business Support
Services 125

55%

Creative 44

Business Support
Services 32

55%

Creative 132

Business Support
Services 118

53%

Creative 105

Retail 81

50%

Source: Companies House, 2020

Financial and Professional Services is the largest business sector across all of the
town centres
with the Creative sector the second largest in most. Hospitality, Leisure and Recreation, Retail and
Business Support Services also feature prominently across the centres as would be expected.
Road East MC, Westbourne Grove SDC and Knightsbridge IC have the least diverse business bases
across the town centres. 63%, 63% and 62% of their businesses respectively are within their three largest
business sectors. In contrast, South Kensington DC and Brompton Cross DC are the most diverse with
only 50% and 53% of their businesses respectively within its three largest sectors.
Economic Output
In 2018 RBKC had a total Gross Value Added11 (GVA) of £10.4bn which is +4% higher than in 2015. The
estimated GVA of the town centres equates to £7.1bn which represents 68% 12of the
GVA,
highlighting the economic importance of the centres to the local economy.
Kensington High Street MC is estimated to have the highest GVA at almost £2bn, which is 15 times
greater than Westbourne Grove SDC as might be expected. Out of the 11 town centres only Kensington
11

12

is the value generated through the production of goods and services.
This has been derived by calculating the employment share per town centre and using the percentage breakdown work out the GVA per FTE for the town centres.
This has then been scaled up to the estimate the total GVA.
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High Street MC and Fulham Road West DC have seen an increase in nominal GVA since 2015 (+25% and
+36% respectively), with the remainder of the town centres experiencing a decline. King s Road West
DC, Westbourne Grove SDC and Notting Hill Gate DC have seen substantial decreases since 2015 (-13%,
-15% and -19% respectively).
Table 3.4
% of all of
K&C

% change 2015
- 2019

1,977,274,648

19%

25%

£

1,244,950,704

12%

-3%

1,203,729,323

£

1,098,485,915

11%

-9%

£

601,864,662

£

585,859,155

6%

-3%

Brompton Cross DC

£

526,631,579

£

512,626,761

5%

-3%

6

Fulham Road West DC

£

376,165,414

£

512,626,761

5%

36%

7

Notting Hill Gate DC

£

451,398,496

£

366,161,972

4%

-19%

8

Portobello Road SDC

£

338,548,872

£

329,545,775

3%

-3%

9

Court DC

£

225,699,248

£

219,697,183

2%

-3%

10

King s Road West DC

£

169,274,436

£

146,464,789

1%

-13%

11

Westbourne Grove SDC

£

150,466,165

£

128,156,690

1%

-15%

Rank

Town Centre

2015

2018

1

Kensington High Street MC

£

1,579,894,737

£

2

King s Road East MC

£

1,278,962,406

3

Knightsbridge IC

£

4

South Kensington DC

5

Source: ONS Regional Gross Value Added, 2021

Start-Up Trends
Figure 3.3) Total Number of New Start-Up Businesses in 2020

Kings Road West
Westbourne Grove SDC
Earls Court DC
Fulham Road West
Knightsbridge IC
South Kensington DC
Brompton Cross DC
Notting Hill Gate DC
Kings Road East
Portobello Road SDC
Kensington High Street
0

50

100
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200

250

300

350
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Source: Companies House, 2020

There is significant disparity in the business start-up rate in each town centre. The centre with the
highest number of start-up businesses in 2020 was Kensington High Street MC where there were over
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three times as many new start-ups as the next highest in Portobello Road SDC (392 versus 119
respectively). At the other end of the spectrum, there were only 33 new start-ups in King s Road West
DC, and
Court DC and Westbourne Grove SDC only saw 40 new businesses form.
Scale-Up Trends
Across all the town centres there are 34 scale up businesses13, although there is not an even distribution
as Figure 3.3 illustrates. Most are located towards the south and centre of the borough with none located
in the two most northern town centres - Portobello Road SDC and Westbourne Grove SDC. The highest
concentration is in Brompton Cross DC (9), followed by Kensington High Street MC (6), Knightsbridge IC
(6) and King s Road East MC (6).
Despite only having 3 scale up businesses, it is important to note that the South Kensington DC has the
highest number of employees in scale up businesses with 893 which is over double the amount working
within Brompton Cross
nine businesses (375 employees). A similar pattern is followed in terms of
the combined turnover of the scale up companies with South Kensington DC having the highest overall
gross turnover (£653m).
Figure 3.4

Source: Scale Up Institute, 2019

13

The Scale Up Institute use the OECD high-growth definition of firms growing their employment numbers and/or turnover by more than 20% a year over a period
of three years, with at least 10 employees at the start of the period.
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Demographic Characteristics
Population Trends
Since 2011 it is estimated that the overall population of RBKC has decreased by -2,122 people to 156,130
(-1.3%), which is the opposite of what has occurred across London as a whole which has seen a
population increase of +9.2%.
In terms of the town centres, just over half have experienced a population increase with South
Kensington DC seeing the greatest proportional increase (+5.6%) followed by Fulham Road West DC
(+4.9%) and King s Road West DC (+4.2%).
The town centre which had the largest overall population in 2011, Portobello Road SDC, has
experienced a -7% decrease falling behind King s Road East MC which in 2019 had the largest overall
population. Other centres which have experienced a significant decline include Westbourne Grove SDC
(-7%), Knightsbridge IC (-7%) and
Court DC (-3.4%).
Table 3.5
2011

2019

Percentage
Change

Rank Change

8,204,407

8,961,989

9.20%

-

South Kensington DC

3,894

4,114

5.60%

0

3

Fulham Road West DC

3,076

3,228

4.90%

2

4

King s Road West DC

5,744

5,987

4.20%

0

5

King s Road East MC

9,146

9,348

2.20%

1

6

Kensington High Street MC

7,173

7,312

1.90%

0

7

Brompton Cross DC

7,103

7,160

0.80%

0

8

RBKC

158,251

156,129

-1.30%

-

9

Notting Hill Gate DC

7,896

7,682

-2.70%

0

10

Court DC

3,103

3,001

-3.30%

-1

9,947
3,581
3,232

9,253
3,331
3,004

-7.00%
-7.00%
-7.10%

-1

Rank

Town Centre

1

London

2

11
Portobello Road SDC
12
Knightsbridge IC
13
Westbourne Grove SDC
Source: ONS Population Estimates, 2021

0
-1

Age Profile
Court DC has the greatest
proportion of working age residents (73%) which is almost 10% greater than Kensington High Street MC.
All the town centres in RBKC have a higher proportion of residents aged over 65 than the wider London
average (12%). The town centre with the highest proportion of over 65 residents is Brompton Cross DC
where one in five residents are over the age of 65 with King s Road East MC and King s Road West DC
also having a relatively high proportion of residents over 65 (both 18%).
All the town centres have a smaller proportion of young residents (aged 0 -15 years old) in comparison
to the London average (21%). Kensington High Street MC has the highest proportion of its residents aged
0 15 (20%), while
Court DC has almost half the proportion of young residents compared to the
London average with only 11%.
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Figure 3.5
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London
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Source: ONS, 2020, Population Estimates

Qualification Trends
Figure 3.6) Qualifications
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RBKC has a higher proportion of degree qualified residents than the wider London average (52.7%
versus 37.7% respectively). It also has a lower proportion of residents with no qualifications than the
London average (10.1% versus 17.6% respectively).
This trend is reflected at the town centre level with the highest proportion of degree qualified residents
in South Kensington DC (63.3%) which is almost double the London average. There are only three town
centres that have a lower proportion of degree qualified residents than the borough wide average Court DC (46.3%), Portobello Road SDC (50.3%) and Brompton Cross DC (50.4%).
Occupational Profile
The table below displays the proportion of residents that are within higher value and higher wage
occupations, which are defined
managers, directors and/or in professional
occupations . This provides a proxy for income which is not available at town centre level.
The data illustrates that all RBKC town centres have a greater proportion of residents employed in
higher value occupations when compared to borough and London averages. Fulham Road West DC and
South Kensington DC both have over 80% of residents employed in these occupations which matches
with the low level of deprivation within these town centres.
Court DC and Portobello Road SDC
have the lowest percentage of residents employed in these occupations (67% respectively), while also
having the highest levels of deprivation.
Table 3.6 Percentage of Residents in High Value Occupations
Rank
1
2
3
4
5
6
7
8
9
10
11
12
13

Town Centre
Fulham Road West
South Kensington DC
Knightsbridge IC
Notting Hill Gate DC
Kensington High Street MC
King s Road East MC
King s Road West DC
Westbourne Grove SDC
Brompton Cross DC
Portobello Road SDC
Court DC
Kensington & Chelsea
London

Total

%

1,351
1,717
1,562
3,628
3,531
3,890
1,777
1,315
2,526
3,687
1,013
58,258
2,013,348

81.3
80.7
78.5
78.4
78.1
77.1
76.3
72.6
71.2
67.4
67
71.6
50.3

Source: Census, 2011

Deprivation Profile
Most of RBKC has low levels of deprivation. Nine of the 11 centres have no areas that are classified as
being within the 20% most deprived in the country. Fulham Road West DC, Kensington High Street MC,
Knightsbridge IC and South Kensington DC also do not have any areas classified as being within the 50%
most deprived in the country.
There are some significant concentrations of deprivation to the north, however, which encompasses
Portobello Road SDC and parts of the Westbourne Grove SDC. 54% of areas within the Portobello Road
SDC are classified as being within the 20% most deprived in the UK. 51% of
also classified as being within the top 20% most deprived. When extended to the top 50% most deprived
areas in the UK, 100% of
Court DC is classified at this level or below, followed closely by Portobello
Road (86%) and Brompton Cross DC (58%).
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Figure 3.7

Source: Index of Multiple Deprivation, 2019

Claimant Count
The most recent data on claimant count illustrates that Portobello Road SDC has the highest number of
claimants as of June 2021. However, when considering the size of the working age population (16-64
years old),
Court DC has the highest proportion of claimants at 8% and is the only centre with a
higher proportion than the London average of 7.4%. All other centres either have the same level of
claimants or lower, with Kensington High Street MC having only 1.4% of its working age residents
claiming.
The claimant count has increased across all the town centres over the last two years, which is linked to
the COVID-19 pandemic and the associated loss of employment. The town centre which has seen the
greatest increase in the total number of claimants has been Knightsbridge IC which has experienced a
+350% increase, which is significantly greater than both the London and national average increases
(+170% and +112% respectively). Levels in Knightsbridge IC do however remain low and recent trends
reflect a low starting position.
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Figure 3.7) Claimant Count By Town Centre
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Table 3.7
Rank

Town Centre

Jun-19

Jun-20

Jun-21

% Change 2019 2021

1

Knightsbridge IC

10

45

45

350%

2

South Kensington DC

15

65

65

333%

30

115

125

283%

40

130

135

225%

5

Kensington High
Street MC
Westbourne Grove
SDC
Portobello Road SDC

190

555

575

192%

6

Notting Hill Gate DC

75

210

210

180%

25
55
100
90
100

65
140
245
215
170

55
145
240
240
180

160%

3
4

7
Fulham Road West DC
8
King s Road West DC
9
King s Road East MC
10
Brompton Cross DC
11
Court DC
Source: ONS Claimant Count, 2021

155%
145%
139%
70%

Commercial Characteristics
Retail Characteristics
Retail vacancy rates have increased across all
Court DC, since 2008. The most significant increases have been in Knightsbridge IC, Notting Hill Gate DC,
Kensington High Street MC, Kings Road East MC and Westbourne Grove SDC.
Five town centres now have retail vacancy rates that are above the national average of 11.7%. These
include Brompton Cross DC (19%), Notting Hill Gate DC (17%), Knightsbridge (13%)
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DC (12%). Portobello Road SDC and Westbourne Grove SDC have retail vacancy rates in line with the
national average.
household
goods, clothing, electricals etc). 7 of the 10 centres have an overrepresentation of these units versus the
SDC has 24.1% more, Brompton Cross has 21.3% more and the Portobello Road has 15.8% more. While
many of these are specialist centres with a unique offer, businesses selling these types of goods are
under most pressure from the rise of online retailing.
hotels, gyms etc) which is important given the demand for in person experiences. The places with the
Court DC (17.2% more), Fulham Road West DC (9.5% more) and Knightsbridge IC (1.8% more).
hairdressers, barbers, opticians, pharmacists etc) and financial and business services (i.e. estate agents,
banks, business centres etc) versus the national average. The most resilient centres of the future will
have a mix of uses that cater to a wide range of local needs.
Table 3.8
Rank

Town Centre

2008

2021

% Change

1

Brompton Cross DC

15%

19%

4%

2

Notting Hill Gate DC

7%

17%

10%

3

Knightsbridge IC

11%

13%

2%

4

Kensington High Street MC

7%

8%

1%

6%

12%

6%

5
6

England

-

11.7%

-

7

Portobello Road SDC

5%

11%

6%

8

Westbourne Grove SDC

3%

11%

8%

9

Fulham Road West DC

7%

10%

3%

8%
10%
7%

10%
8%
6%

2%
-2%
-1%

10
11
South Kensington DC
12
Source: Urban Shape, 2021
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Table 3.9 Make up of the
Rank

Convenience

1

s vs the National Average
Comparison

Leisure Service

26.3%

South Kensington DC
17.2%

Retail Service

Financial & Bus.

Kensington High Street
MC 1.5%

South Kensington DC
0.4%

1.3%

Notting Hill Gate DC
0.1%

2

Fulham Road West DC
4.0%

Westbourne Grove SDC
24.1%

3

South Kensington DC
3.9%

Brompton Cross DC
21.3%

Fulham Road West DC
9.5%

4

Portobello Road SDC
3.6%

Portobello Road SDC
15.8%

Knightsbridge IC 1.8%

South Kensington DC 1.4%

Kensington High Street
MC -0.7%

Notting Hill Gate DC
1.1%

Fulham Road West DC 1.8%

Fulham Road West DC 2.5%

Knightsbridge IC -4.1%

Knightsbridge IC -4.0%

Westbourne Grove SDC
-5.2%
Brompton Cross DC 5.3%
6.3%
Portobello Road SDC 6.4%
Notting Hill Gate DC 7.0%

Westbourne Grove SDC
-4.4%
4.6%
Brompton Cross DC 4.8%
Portobello Road SDC 6.6%
7.1%

5
6
7
8
9

Notting Hill Gate DC 1.2%
Kensington High Street
MC -2.6%
4.5%
4.6%
Westbourne Grove SDC
-4.9%

10

Knightsbridge IC -5.5%

11

Brompton Cross DC 6.9%

13.9%
Notting Hill Gate DC
1.9%
Knightsbridge IC 0.6%
Kensington High Street
MC -1.1%
Fulham Road West DC 7.3%
South Kensington DC 16.5%
-20.0%

1.5%
Kensington High Street
MC -2.3%
Portobello Road SDC 5.6%
Westbourne Grove SDC
-8.5%
8.7%
Brompton Cross DC 11.3%

Source: Urban Shape, 2021

Office Characteristics
office stock. Knightsbridge IC has the highest quantum of floorspace (2.5m sq ft), followed by
Kensington High Street MC (1.4m sq ft) and South Kensington DC (1.1m sq ft). Most centres have retained
the same level of office stock over the past five years, except Knightsbridge IC and Kensington High
Street MC which have seen significant declines (-4.8% and -6.6% respectively).
Office occupation across the centres remains strong, despite the COVID-19 pandemic. Vacancy rates are
Road East MC (0.3%) and Notting Hill Gate DC (1.4%). The only centres with high office vacancy rates are
reflect only one
or two office spaces being vacated due to the small amount of floorspace in each centre, particularly
All centres have seen an increase in office vacancy rates over the last year, which reflects wider trends
at national and London levels. It is possible that this could increase further, but most commercial
property experts are optimistic that demand will return over the long-term despite the expected rise in
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Table 3.10 Office Floorspace Trends
Rank

Town Centre

Total Office Floorspace (sq ft)

1

Knightsbridge IC

2,591,274

-4.8%

2

Kensington High Street MC

1,403,210

-6.6%

3

South Kensington DC

1,102,994

0.2%

4

Notting Hill Gate DC

768,103

0.8%

5

Change over the last 5 years

767,197

9.1%

6

Brompton Cross DC

712,666

4.2%

7

Portobello Road SDC

543,502

0.9%

471,999

2.9%

8
9

Westbourne Grove SDC

341,157

0.0%

10

62,429

0.0%

11
Fulham Road West DC
Source: Costar, 2021

40,870

0.0%

For example, Cushman & Wakefield's Global Office Impact Study and Recovery Timing Report (2020) sets
out that the structural impacts of working from home (WFH) are likely to be offset by factors such as
economic growth and population growth and that office demand will continue to grow over the next
ten years. They model a short-term decline in demand but expect the global office sector to start
absorbing space again in early 2022 with vacancy rates returning to pre-crisis levels by 2025.
Table 3.11 Office Vacancy Rate
Rank

Town Centre

Vacancy (2019)

Vacancy (2020)

0.0%

17.2%

1
2

Portobello Road SDC

0.9%

4.8%

3

Westbourne Grove SDC

0.9%

3.0%

4

South Kensington DC

0.5%

2.0%

5

Brompton Cross DC

0.4%

1.8%

6

Kensington High Street MC

0.3%

1.8%

7

0.0%

1.6%

8

Knightsbridge IC

1.8%

1.5%

9

Notting Hill Gate DC

1.1%

1.4%

10

0.2%

0.3%

11
Fulham Road West DC
Source: Costar, 2021

0.0%

0.0%

this is influenced by a range of factors particularly
the nature and quality of the stock, as well as the desirability of the location, public transport
accessibility and amenity offer. South Kensington DC achieved the highest rental rates in 2020 at £108
per sq ft, followed by Knightsbridge IC at £90 per sq ft and Westbourne Grove SDC at £89 per sq ft. The
lowest rates were achieved
MC at £36 per sq ft (which may reflect poor quality stock
and/or a low number of transactions), Ear
sq ft.
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Table 3.12 Office Rental Rate
Rank

Town Centre

Rental Rate (2020) £ Per Sq Ft

Change over the last 3 years

1

South Kensington DC

£108

14%

2

Knightsbridge IC

£90

11%

3

Westbourne Grove SDC

£89

-5%

4

Portobello Road SDC

£72

-23%

5

Notting Hill Gate DC

£67

12%

£67

-4%

6
7

Brompton Cross DC

£55

41%

8

Kensington High Street MC

£51

18%

9

Fulham Road West DC

£40

8%

10

£40

-

11
Source: Costar, 2021

£36

-36%
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4. What are the main opportunities and threats
What needs to be addressed?
Chapter Summary
This chapter provides a high-level overview the strengths, weaknesses, opportunities and threats of
each of the town centres. Key points to note are:
•

High retail vacancy rates are a major issue for Knightsbridge IC, Kensington High Street MC, King s
Road East MC and Brompton Cross DC;

•

Transport connectivity and accessibility are issues
and Westbourne Grove SDC;

•

Employment declines in Knightsbridge IC,
vitality;

•

There is an overrepresentation of vulnerable chain comparison retailers in Knightsbridge IC,

•

There is an underrepresentation of in-demand leisure uses in
Road East MC, Brompton Cross DC, Notting Hill Gate DC and Westbourne Grove DC;

•

New developments and investments in Battersea, Victoria, Oxford Street, Whiteley s and Westfield
;

•

The introduction of Permitted Development Rights to convert retail units into residential present
given the high value of residential property in the borough;

•

The borough has one of the most affluent populations in the country, which is a positive for
businessowners looking to try new ideas;

•

The borough is home to a broad range of internationally and regionally important attractions and
assets that draw local, national and international visitors to its centres;

•

The borough has a broad range of centres that are unique and have specialisms that attract people
from far and wide to visit (e.g. Portobello Road SDC, Knightsbridge IC, Kings Road East MC, High
Street Kensington MC and Westbourne Grove SDC);

•

More cultural uses could be introduced in some centres to strengthen the existing offer (e.g.
Fulham Road West DC and Notting Hill Gate DC) or diversify the local offer (e.g. Westbourne Grove

•

Workspace (e.g. creative space, flexible office space, lab space, maker space) provides a major
opportunity for many town centres, particularly those that have high retail vacancy rates and have
experienced economic decline.

Fulham Road West DC

As set out earlier in this report, town centres across the country are facing a range of economic, financial
and cultural challenges. Each centre is, however, unique they have distinct characteristics, specific
pressures and individual contexts. A one size fits all approach to town centre regeneration and renewal
is therefore not appropriate.
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To ensure the recommendations set out in this report are tailored to the unique context of each town
centre a high-level analysis of the strengths, weaknesses, opportunities and threats of each has been
undertaken. This has drawn on statistical evidence, secondary reports, planning policy documents,
local knowledge and virtual fieldtrips using Google Earth. It is not an in-depth exercise that has involved
field trips, consultations and workshops so only provides an indicative views on some high-level topics.
Undertaking this exercise has helped to identify some of the biggest challenges and opportunities in
each centre that need to be addressed. It has also provided information on the types of additional uses
that could be introduced to strengthen, diversify and improve each centre. A summary is provided
below followed by the individual assessments.
Table 4.1 Key Messages from SWOT Analysis
Town Centre
Knightsbridge IC

Kensington High
Street MC

MC

DC
Brompton Cross
DC
Fulham Road
West DC
Notting Hill Gate
DC
Portobello Road
SDC
South Kensington
DC
Westbourne
Grove SDC

Top weaknesses/threats

Top strengths/opportunities

Potential areas to focus on

High retail vacancy rates, loss of
employment, significant population fall,
underrepresentation of services,
busy/polluted road
Overrepresentation of chain comparison
retailers, underrepresentation of leisure
services, busy/polluted road, long street
and high number of retail units
Underutilised assets (i.e. Kings Mall and
Farmers Market), loss of employment,
overrepresentation of chain comparison
retail, underrepresentation of
leisure/retail/business services

Proximity to major attractions,
international reputation for luxury
goods, important business location

Meanwhile uses, new retail formats,
workspace, housing, greening

Poor connectivity, small economic
contribution, tired public realm
High retail vacancy rates, small
economic contribution, well connected
but with poor wayfinding
Poor connectivity, dominance of hospital
to local economy, few places to stop and
dwell
Uunpleasant environment,
overrepresentation of chain retailers,
underrepresentation of retail services,
busy/polluted road
Population decline, rising commercial
rents, community cohesion, poor public
realm, poor connectivity,
underrepresentation of services
Station too busy, not accessible and not
an impressive gateway, road traffic/air
pollution, local service offer at risk,
underrepresentation of retail services
Poor connectivity, exclusive offer
juxtaposed with deprivation, poor
service offer, employment decline
Small economic contribution/declining
local economy, overrepresentation of
chain retailers/eateries, busy/polluted
road, poor quality public realm, lack of
green space

Significant employment growth,
important business location, proximity
to major attractions, important cultural
anchors, significant civic assets
Home to significant attractions, areas of
high-quality public realm, important
business location, significant civic assets

Strong service offer, valued evening
offer, proximity to the Thames
Strong evening economy, unique
identity, proximity to other major centres
Strong night time economy, good service
offer, important employment location
Major opportunity sites for
redevelopment, well connected,
important culture/arts offer, close to
Portobello Road
Eclectic offer, distinct character, regular
market, strong evening offer, strong
community
Home to world-class attractions, strong
leisure offer, strong evening economy,
comparatively low retail vacancy rates,
high quality public realm, well connected
Famous high-end fashion quarter,
pleasant environment to spend time in,
small but diverse economy
Large scale regeneration opportunities,
well connected, good mix of services,
active travel infrastructure

Knightsbridge International Centre
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Meanwhile uses, new retail formats,
leisure uses, workspace, policy
adjustments
Meanwhile uses, new retail formats,
mixed-use developments, workspace
provision, policy adjustments, place
marketing, place activation
Transport, workspace, public realm,
business support for independents,
greening
Meanwhile uses, new retail formats,
service uses, wayfinding, business
support for independents
Transport, cultural provision, night time
economy, workspace, greening, public
realm
Meanwhile uses, new retail formats,
mixed-use development, public realm,
leisure uses
Community uses, housing, business
support for independents, public realm
improvements, greening, affordable
workspace
Station re-development (Transit
Oriented Development), public realm,
business support for independents,
greening, retail services, workspace
Transport, community uses, new retail
formats, affordable workspace, retail
services, workspace
Workspace, affordable workspace, new
retail formats, mixed-use development
(including leisure, cultural and open
space uses), public realm improvements,
greening
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largest town centre and is designated as an international shopping centre in the London Plan. This
reflects the concentration of flagship stores and department stores, most notably Harrods, which is the single largest visitor
attraction in RBKC. The centre is surrounded by residential streets and the needs of these residents tend to be served by the
shops and services in the western part of the centre.
Strengths
•
Proximity to major attractions (e.g. Hyde Park, Green Park,
Buckingham Palace, V&A Museum and Royal Albert Hall)
•
Proximity to other important centres (e.g. South Kensington,
Road, High Street Kensington and Victoria)
•
International reputation for high-end luxury merchandise
(e.g. Harrods, Harvey Nichols, Gucci, Prada, Armani, Chanel,
Dior etc)
•
Parts of area owned by Cadogan Estates who have plans intrain to improve the retail offer and public realm
•
Important business location (home to c.850 registered
companies)
•
Home to proportionally more working age people than
London as a whole
•
Strong representation of leisure services (particularly cafes,
restaurants and hotels)
•
Home to highly educated and high-income residents
•
Well connected via London Underground and buses
•
Direct connections to London Heathrow via Piccadilly Line
•
Annual events (e.g. Harrods Christmas Lights and Winter
Wonderland) drive footfall
•
Office vacancies are relatively low
Opportunities
•
On-going redevelopment of tube station should provide
greater capacity and will improve the attractiveness of the
area to visitors
•
Emerging plans for a Business Improvement District (BID)
which should support the high street to improve
•
Pavilion Road Car Park is an important development
opportunity and permission has been granted for extra care
residential development
•
Opportunity to hold more regular events and markets
•
Opportunity to take advantage of the new E Class to build a
more diverse service offering
•
Opportunity to improve the attractiveness and walkability of
the centre through investments in public realm and green
space this is particularly important if the centre is to
compete with the new developments at Battersea Power
Station
•
Opportunity to leverage more investment from developers to
deliver more accessible community and cultural uses
•
Opportunity to market the
compete with the opening of the Battersea Power Station
Shopping Centre
•
Office rental rates are £90 per sq ft which is important for
viability

Weaknesses
•
Retail vacancy rates are 13% which is slightly higher than
the national average vacancies are dispersed across the
centre but particularly on Beauchamp Place
•
Local economy lacks diversity and is dominated by
Financial and Professional Services, Business Support
Services and Hospitality, Leisure and Recreation
•
Severed by the busy, noisy and polluting A4 which is one of
•
•
•
•
•
•
•

Relatively tired and worn public realm in places
Few places to stop, dwell, socialise and rest
Offer is exclusive and not widely accessible
Retail dominated high street with underrepresentation of
retail and business services
Lack of green space or features directly on the high street
Few uses that offer community or social value
Conflicts between the international nature of the centre
and local residents

Threats
•
Opening of Battersea Power Station Shopping Centre is
expected to host luxury merchandisers and will compete
directly with Knightsbridge
•
Employment has fallen by -6% since 2011 and GVA has
fallen by -9% since 2015
•
Office floorspace has declined by -4.8% since 2015
•
Planned regeneration and improvements on Oxford Street
could draw footfall away from Knightsbridge
•
Retail dominated centre home to several at-risk high street
chains (e.g. Topshop, Boots and Sunglass Hut)
•
Population has fallen by -7% since 2011
•
Closures caused by COVID-19 has heavily impacted on
retailers and the recession is likely to impact on consumer
spending in coming years
•
Claimant count has increased by 350% following the
pandemic
•
Brexit may post threats due to the international nature of
the population, visitors and businesses
•
Crossrail will bypass Knightsbridge and will make other
major centres (e.g. Oxford Street and Regent Street) more
competitive

Inspiration and Learning
•
Crosstown Concourse, Memphis (Places to Work, Visit, Meet, Experience, Experience and Dwell): After sitting empty for nearly 20
years, a former Sears retail and distribution centre in Memphis was transformed into a vertical, mixed-use village comprising
eateries, shops, salons, pharmacy, gym, events space, workshop, healthcare, financial, educational facilities and more than 200
apartments.
•
Hala Koszyki, Warsaw (Places to Work, Visit, Meet and Dwell): A former market hall in Warsaw was recently converted into a
mixed-use development comprising of a supermarket in the basement, a bar and food hall on the ground floor and publicly
accessible studios and offices on the first floor. The carefully curated mix of uses ensure it is busy and always used, from first
thing in the morning through to late at night. The ground floor becomes a lively bar and nightclub later in the evening.
•
Cross Events, London (Places to Experience and Participate):
King Cross Ltd and AustralianSuper, curate a regular and varied events programme to activate their new scheme and public
spaces, including Granary Square, Pancras Square and Coal Drops Yard.
range of art, culture, music, sport and family fun activities active at all times and running in parallel, alongside a weekly market.
Examples of current events include a photography exhibition on the Silk Road, a temporary pyramid art structure, a Japanese
market, bicycle MOTs and the Cubbitt Sessions Music Festival.

Kensington High Street Major Centre
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Kensington High Street runs from east to west through the centre of RBKC. It is an important shopping and leisure destination
and is the focus of the local community providing public and community services such as the town hall, library, post office,
pharmacies and banks and attracts visitors from outside the borough. It is designated as a major centre in the London Plan and
is home to a wide range of mainstream high street stores.
of office types. It is also an important cultural destination and is home to attractions such as Kensington Gardens, Holland
Park, Kensington Palace, Leighton House, Linley Sambourne House, Opera Holland Park and the Design Museum.
Strengths
•
Proximity to major attractions (e.g. Kensington Gardens and
Kensington Palace)
•
Proximity to other important centres (e.g. South Kensington,
Knightsbridge and Notting Hill Gate)
•
Design Museum, Holland Park, Leighton House Museum and
Kensington Central Library on or close to the High Street
•
Reasonably well connected via London Underground, busses
and active travel options
•
Hosts 30,000 jobs making it
hub
•
Important office location home to almost 2,800 businesses
•
Contributes almost £2bn to GVA each year and accounts for
around 19% of
•
Highly qualified and affluent local population
•
Reasonably high-quality public realm following upgrades
•
Trees and planting feature heavily along the high street
•
Plays an important civic function due to presence of the
Town Hall and Kensington Central Library
•
Direct connections to Paddington and Victoria via
District/Circle lines
Opportunities
•
Employment has increased by +43% versus 2011 and GVA has
grown by +25% since 2015
•
Highest number of start-up business and scale-up businesses
in the borough
•
Population has increased by +1.9% since 2011
•
Former Odeon and Post Office has planning permission to
provide new homes, workspace, cinema and
community/social amenities
•
Heythrop college has closed and permission has been
granted for new housing for elderly people
•
Opportunity to hold more regular events and markets as part
•

Weaknesses
•
Busy main road cuts through the centre of the high street
•
High levels of pollution, noise and fumes
•
Few places to stop, dwell and rest on the high street itself
•
Dominated by high street retailers and lacks diversity
•
Relatively long with a shift in the quality and nature of the
offer along the High Street
•
Offer is relatively exclusive and could be more accessible
•
Slight underrepresentation of leisure services (i.e. cafes,
restaurants, pubs, bars etc)
•
Lack of cycling infrastructure to encourage active travel
and drive footfall
•
Difficult to cycle north-south across the High Street
•
Accessibility of tube station is a problem with no step free
access
•
Wayfinding could be better across the centre
•
Tube station is not accessible for some users

Threats
•
Retail dominated centre home to a wide array of at-risk
high street chains (e.g. H&M, Accessorize, HEMA, Oliver
Bonas, Robert Dyas, Runners Nee, TK Maxx, Currys etc)
•
The recent expansion of Westfield White City has placed
further pressure on Kensington High Street and is likely to
continue impacting footfall
•
Office floorspace has declined by -6.6% since 2015
•
Office rents have increased by +18% since 2018 which will
impact small and local businesses
•
Greater proportion of residents aged 65+ versus the
London average (16% vs 12%)
•
Closures caused by COVID-19 has heavily impacted on
retailers and the recession is likely to impact on consumer
spending in coming years
•
Crossrail will bypass Kensington High Street and will make
other major centres (e.g. Oxford Street, Bond Street and
Regent Street) more competitive
•
Claimant count increased by +283% following COVID-19

Opportunity to take advantage of the new E Class to build a
more diverse offering
•
Opportunity to leverage more investment from developers to
deliver more accessible community and cultural uses in the
centre
•
Opportunity to leverage any development plans around High
Street Kensington Station to improve access to the platforms
•
Opportunity to support the centre to become an even more
important economic hub through the provision of different
types of new workspace
•
Opportunity to carefully reduce the length of the centre
should vacancy rates rise (e.g. through conversion to
housing)
Inspiration and Learning
•
Sutton Works, Sutton (Places to Work and Experiment): The London Borough of Sutton is currently converting 35,000 sq ft of
vacant space within a former BHS department store into a vibrant co-working venue. At its core it will be an innovative
workspace delivering co-working space for startups and flexible follow-on space for SMEs. The council have partnered with Oru
Space, an innovative workspace operator, to deliver and manage the space. The council already own the asset and are using a
combination of Good Growth Funding, capital funding and Strategic Infrastructure Pot funding to deliver the scheme.
•
West End Pop Ups, Westminster (Places to Visit and Experience): Westminster City Council, in partnership with the New West End
Company, has launched a pop-up programme to give local talent and startWest End. On and around Oxford Street, Regent Street and in Mayfair, 10 vacant units have been made available to give forward
th
-famous streets over
a period of three months. Westminster City Council is offering grants of up to £5,000 to further enhance brand profiles and help
fund fitout and installations. The programme involves utilising assets owned by different partners including the Crown Estate.
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East Major Centre
a vibrant shopping centre and is located in the south of the borough.
divided into two closely-related linear shopping areas is anchored by Peter Jones department store at Sloane Square and the Duke of York Square development.
has a vibrant
cultural offer and is home to the Royal Court, Cadogan Hall, (home of the Royal Philharmonic Orchestra), the Saatchi Gallery,
Chelsea Hospital (home of the Chelsea Pensioners and the annual Chelsea Flower Show), the National Army Museum and
Chelsea Physic Garden.
Strengths
•
Home/close to to several attractions (e.g. Sloane Square,
Saatchi Gallery, Chelsea Physic Garden and Royal Court
Theatre)
•
Proximity to other important centres (e.g. South Kensington,
Knightsbridge and Victoria)
•
High quality public realm along much of the road
•
High quality spaces to step, dwell, rest and socialise (i.e.
Duke of York Square and Royal Avenue)
•
Relatively diverse mix of cafes, restaurants, shops, bars,
hotels and pubs
•
Important economic hub that hosts 16,000 jobs and over
1,200 businesses
•
Centre contributes over £1.2bn to GVA each year
•
Well connected via London Underground and buses and in
close proximity to Victoria train and bus stations
•
Shopping centres off the high street (Chelsea Farmers Market
and Duke of York Square)
•
Some accessible civic and cultural uses (e.g. YMCA, Saachi
Gallery, Chelsea Sports Centre and Chelsea Old Town Hall)
•
Duke of York Farmers Market and Chelsea Farmers Market
provide alternative offer
•
Home to a highly qualified and affluent local population
Opportunities
•
Opportunity to better market the strengths and diversity of
the offer to attract people to visit the centre
•
Opportunity to increase the number of events and temporary
fixtures at Duke of York Square and on Sloane Square itself
•
Opportunity to better harness and use shared spaces such as
Duke of York Square, Sloane Square and Royal Avenue
•
Opportunity to leverage more investment from developers to
deliver more accessible community and cultural uses in the
centre
•
Opportunity to improve existing shopping centres (I.e. in
•

Weaknesses
•
•
Has a relatively high density of retail units
•
Retail vacancy rates are marginally above the national
rate at 12.1% (vs 11.7%)
➢ On the ground analysis, however, shows that one
vacant unit has recently re-opened, five units are
undergoing alternation and four units are part of a
development site
•
Quality of Sloane Square public realm could be better to
match offer at Duke of York Square
•
There is an underrepresentation of leisure, retail and
business services
•
Retail offer is relatively exclusive and could be more
accessible
•
Very long and western end is cut off from public transport
•
Walk is tired and offer does not reflect or
complement the wider local offer
•
Difficult to park and/or drive to
•
Poor cycling infrastructure and active travel options

Threats
•
Home to a number of at-risk high street chains (e.g. Marks
and Spencer, Scribbler, O2 etc)
•
Opening of Battersea Power Station Shopping Centre
which is expected to host luxury merchandisers and will
compete directly with the local offer
•
Continued regeneration and development around Victoria
could impact on footfall
•
Has one of the least diverse economies in the borough it
is dominated by Financial and Professional Services,
Creative Businesses and Hospitality, Leisure and
Recreation Businesses
•
Employment in the centre has decreased by -6% since 2015
•
Closures caused by COVID-19 has heavily impacted on
retailers and the recession is likely to impact on consumer
spending in coming years
•
Brexit may pose threats due to the international nature of
the population, visitors and businesses
•
Crossrail II would unlock the western end, but it looks
unlikely to come forward due to financial, political and
commercial pressures

opportunity site for redevelopment including a new public
square
•
Opportunity to support the centre to become a more
important economic hub through the provision of different
types of new workspace
•
Opportunity to carefully reduce the length of the centre
should vacancy rates rise
•
Opportunity to lobby for Crossrail II and infrastructure
improvements to enhance connectivity to the west of the
centre
•
Population has increased by +2.2% since 2011
•
Office floorspace has increased in recent years
Inspiration and Learning
•
Park Mall, Ashford (Places to Visit and Experience): Ashford Borough Council purchased the 1980s Park Mall in 2015 due to rising
vacancy rates
. Since acquiring it the Council has curated a more diverse retail offering with
more space taken up by local independents than high street multiples. This is accompanied by a programme of family friendly
activities to attract people to spend time in the mall and town centre. The mall is currently close to full and (pre-COVID) footfall
had increased in the town centre unlike most places.
•
King s Cross Marketing and Newspapers, London:
Cross has a more extensive social media reach with around 26,000 Instagram followers, 12,500 Twitter followers, 22,000
Facebook followers and an extensive YouTube channel. Social media is used regularly and powerfully to inform and attract
people to spend time and money in the area through daily posts and monthly videos. This is accompanied by an offline
newspaper which is distributed across London periodically to attract people to spend time in the area.
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District Centre
The

.
mix of specialist retailers, including a
significant furniture and design element as well as shops serving the needs of local residents. The area is poorly served by
public transport, as many bus routes peel off north and south, up Sydney Street and down Beaufort Street and it is a long walk
to the nearest tube or overground stations. Pedestrian footfall is significantly lower
Strengths
•
Relatively diverse mix of cafes, restaurants and shops
•
Strong evening offer provided by several anchor restaurants,
bars and cafes (e.g. Bluebird, Big Easy and Beaufort House)
•
New Everyman cinema has added to and complemented the
evening offer
•
Provides an important local service offer (e.g. Chelsea
Plumbers and Heaters Company, Chelsea Bikes, City Meat
Butcher, Pharmacy, Chelsea all in one Spa, Leyland Paint)
•
Important residential area, characterised by typical
Georgian
•
Home to a well-educated and well-paid local population
•
Proximity to the River Thames
•
Retail vacancy rates are below the national average at 9.9%

Opportunities
•
Opportunity to improve cycling and active travel
infrastructure
•
Population has increased by +4.2% since 2011
•
Opportunity to improve the attractiveness of the centre
through investments in public realm
•
Opportunity to leverage more investment from developers to
deliver more accessible community and cultural uses in the
centre
•
Opportunity to carefully reduce the length of the centre
should vacancy rates rise (e.g. through conversion to
housing)
•
Opportunity to lobby for Crossrail II and infrastructure
improvements to enhance connectivity in the area

Weaknesses
•
Disconnected from public transport and other major town
centres
•
Tired public realm and physical environment towards the
western end
•
Few places to stop, dwell and rest
•
Lack of greenery and the green space that does exist is not
accessible to the public
•
Few major attractors for people from outside the local
area
•
Lack of cycling infrastructure to encourage active travel
and footfall
•
Has one of the smallest businesses bases versus other local
centres
•
Significant underrepresentation of financial and business
services and an overrepresentation of comparison uses
Threats
•
Business rates and upward rent pressures will be a major
pressure for the local service offer
•
Employment has fallen by -22% across the centre since
2015 and Gross Value Added has reduced by -13%
•
Any planning policy changes related to Permitted
Development Rights, retail and housing could put
significant pressure on the important local service offer
•
Closures caused by COVID-19 has heavily impacted on
retailers and the recession is likely to impact on consumer
spending in coming years
•
Crossrail II would unlock the potential of the area, but it
looks unlikely to come forward due to financial, political
and commercial pressures

Inspiration and Learning
•
Brackenbury Deli Parklet, Brackenbury Village (Places to Meet and Dwell): The London Borough of Hammersmith and Fulham
introduced a
to Brackenbury Village, which includes seating, plants and bicycle parking facilities. The
parklet, which takes up two parking spaces, brings residents, shop owners and visitors together in an area where public seating
is scarce, while also offering a resting-place for passers-by and somewhere for local employees to take a break. It has been well
received by local people and the council has won several awards for it
Award.
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Brompton Cross District Centre
Brompton Cross is a small district centre that sits between South Kensington and Sloane Square. It is largely residential in
character but is widely known as a high-quality specialist boutique retail centre with international appeal. The retail offer is
complemented by a number of well-known restaurants, cafes and bars. The known for Michelin House which is now home to
the Claude Bosi restaurant and oyster bar. The centre is accessible via South Kensington and Sloane Square Tube Stations.
Strengths
•
Diverse mix of retail, cafes, restaurants, gyms and food
stores
•
Relatively well connected via South Kensington Tube Station
and the bus network
•
Mix of small retail units and independent retailers
•
Unique identity and character
•
Relatively strong evening offer due to mix of restaurants (e.g.
•
•
•
•

Knightsbridge
Several anchors and attractors (e.g. Claude Bosi, the Conran
Shop, Joseph, Chanel)
Direct connections to London Heathrow via Piccadilly Line
Highly educated and affluent local population

Opportunities
•
Opportunity to improve cycling and active travel
infrastructure
•
Opportunity to introduce meanwhile uses in vacant retail
units with a focus on fashion
•
Opportunity to take advantage of the new E Class to reduce
long-term vacancies

Weaknesses
•
Severed by the busy, noisy and polluted Fulham Road and
Brompton Road
•
Does not have a strong concentration of higher-value
employment and is not an economic hub
•
Retail vacancy rates are almost 19% which is over 7
percentage points higher than the national average
•
Retail offer is relatively exclusive and could be more
accessible
•
There is an underrepresentation of leisure, retail and
business services in the centre
•
Few places to stop, dwell and rest
•
Lack of greenery and the green space that does exist is not
accessible to the public
•
Difficult to park and/or drive to and a lack of dedicated
cycling infrastructure
•
Wayfinding from South Kensington could be stronger
Threats
•
Closures caused by COVID-19 has heavily impacted on
retailers and the recession is likely to impact on consumer
spending in coming years
•
Brexit may post threats due to the international nature of
the population, visitors and businesses
•
-3.3% since
2015
•
Opening of Battersea Power Station Shopping Centre is
expected to host luxury merchandisers and may compete
directly with the local offer

Inspiration and Learning
•
Meanwhile in Oxfordshire (Places to Work, Experiment and Visit): This is £1.7m meanwhile programme that aims to bring 50
vacant high street buildings back into use. Led by public, private and third sector partners across the region the ambition is to
create or safeguard 300 jobs, create 35 traineeships, provide construction jobs to local businesses, and, provide support to those
occupying and reanimating each space. Both landlords and potential tenants apply to be part of the programme and if deemed
suitable are supported to bring spaces back into productive use.
•
Blue House Yard, Wood Green (Places to Work, Experiment, Visit and Meet): Blue House Yard is a project that re-imagines an
empty and underused site close to Wood Green underground station. Put in place by Meanwhile Space with the London Borough
of Haringey the site includes colourful works heds that can be let at affordable rates by small businesses looking for space to
both make and sell products on site. This hybrid model has been working successfully and has driven footfall and attracted
people to the visit the area. These work sheds are complemented by a fixed studio building and a bus that has been converted
into a café.
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Fulham Road West District Centre
Fulham Road West District Centre is located
borough adjacent to the London Borough of Hammersmith & Fulham. The District Centre has a mix of local shops, restaurants,
cafés and services which largely serve the local population and workers. The main employer is Chelsea and Westminster
Hospital which generates important day time footfall. The area is well-served by buses but it is relatively far from tube stations
and overground stations, with the nearest being West Brompton, Gloucester Road,
and Fulham Broadway.
Strengths
•
Mix of restaurants, cafes, pubs, retail and leisure units
•
Strong evening offer due to
and Lievito), pubs/bars (e.g. Kings Arms and Hache), cinema
(Fulham Road Picture House) and late night gyms (e.g.
Anytime Fitness and Virgin Active)
•
Strong service offer for residents (food shops, delicatessens,
beauticians, barbers, hairdressers, cafes, book shop etc)
•
Chelsea and Westminster Hospital drives footfall and activity
in the area
•
Court Underground stations and local buses
•
Brompton Cemetery offers an important public and green
space
•
Important employment centre with 5,000 jobs provided
locally
•
Contributes
year
•
Retail vacancy rates are below the national average at 9.9%
•
There is a strong representation of leisure services in the
centre
Opportunities
•
Opportunity to improve cycling and active travel
infrastructure
•
Opportunity to improve the attractiveness and walkability of
the centre through investments in public realm and green
infrastructure
•
Opportunity to lobby for Crossrail II and infrastructure
improvements to enhance connectivity in the area
•
Population has increased by +4.2% since 2011

Weaknesses
•
Comparatively poorly connected via public transport
•
Dominated by the busy and noisy Fulham Road
•
Lack of greenery and green infrastructure
•
Few major attractors for people from outside the local
area
•
Lack of accessible leisure or cultural uses
•
Difficult to park and/or drive
•
Lack of dedicated cycling infrastructure
•
There is an underrepresentation of financial and business
services in the centre

Threats
•
Any planning policy changes related to Permitted
Development Rights, retail and housing could put
significant pressure on the important local service offer
•
Closures caused by COVID-19 has heavily impacted on
retailers and the recession is likely to impact consumer
spending in coming years
•
Crossrail II would unlock the potential of the area, but it
looks unlikely to come forward due to financial, political
and commercial pressures

Inspiration and Learning
•
E-Scooter Docking Stations, Portsmouth: Cities around the world, including London, are implementing and trialling e-scooters
as a mobility solution. Some like Portsmouth City Council have introduced docking stations to help manage parking issues
typically associated with e-scooters, with an aim to reduce street clutter and obstructions. Docking stations have been
introduced around the city centre, but most recently at Queen Alexandra Hospital and St Mary Hospital to improve accessibility
to these important but poorly connected nodes. NHS staff receive a discount when hiring the scooters to encourage participation
and active travel.
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Notting Hill Gate District Centre
Notting Hill Gate is in the north east of RBKC. It developed along the route of the old Roman road to Silchester and remains a
key route linking London to the west. The centre is surrounded by conservation areas, but the town centre itself was
comprehensively redeveloped in the 1950s and is of a completely different scale and character to the surrounding residential
areas. It forms a key gateway to the Portobello Road Market as Notting Hall Gate Tube Station is one of its nearest and bestconnected transport hubs.
Strengths
Weaknesses
•
Very well connected via the Underground and local bus
•
Severed by the noisy and polluting four lane Holland Park
services
Avenue
•
Mix of restaurants, cafes, retail and leisure units
•
High concentration of high street retailers (e.g. Marks and
Spencer, EE, Boots, Snappy Snaps) and chain
•
Coronet Theatre and mix of restaurants attracts people in
restaurants/cafes
, Leon and
the evenings
Subway)
•
Has a long-standing reputation for arts and culture, with the
•
Re-developed buildings from 1950s are deteriorating and,
Gate Theatre, Gate Cinema and Cornet Cinema located in
with the high levels of traffic, make it an unattractive
the centre
gateway for visitors to Portobello Market
•
Attempts have been made to green the area where possible
•
Retail vacancy rates are 17.1% which is 5.4 percentage
•
Close to Holland Park and Hyde Park
points higher than the national average
•
Gateway to the vibrant and popular Portobello Road
➢ On the ground analysis does, however, show that
•
Has several large office blocks that drive day time footfall
several units have been reoccupied, are under
•
Hosts 8,000 jobs
alteration or are part of larger construction projects
employment centres
•
There is an underrepresentation of retail services to serve
•
Around 1,3000 business registered in the area
the local population
•
Home to a highly education and affluent population
•
Few places to stop, dwell and rest
•
Hosts a weekly farmers market
•
Difficult to park and no dedicated cycling infrastructure
•
Office space is almost fully occupied
•
Gentrification and property price increases have changed
the nature and culture of the area
Opportunities
•
Several opportunity sites are identified in the Notting Hill
Gate Supplementary Planning Document, including
Newcombe House
•
Opportunity to improve cycling and active travel
infrastructure
•
Opportunity to improve the attractiveness and walkability of
the centre through further investments in public realm and
green infrastructure
•
Opportunity to leverage more investment from developers to
deliver more accessible community and cultural uses in the
centre
•
Employment in the area has increased by +17% since 2015
•
Opportunity to support the centre to become a more an even
more important economic hub through the provision of
different types of new workspace

Threats
•
Developments at Bayswater are likely to draw footfall
away from Notting Hill Gate
•
Population has fallen by -2.7% since 2011
•
Recent expansion of Westfield White City is likely to
continue drawing footfall away from Notting Hill Gate
•
Closures caused by COVID-19 has heavily impacted on
retailers and the recession is likely to impact consumer
spending in coming years
•
High concentration of at-risk retailers and non-retail
chains

Inspiration and Learning
•

Toynbee Hall Estate, Spitalfields (Places to Live and for Wellbeing): Toynbee Hall, which is a charity focused on alleviating
poverty in the East End of London, worked with developers London Square, architects Platform 5 and other partners to redevelop their estate to provide a mix of high-quality buildings that respect existing heritage and add to and improve the local
area. The re-development scheme involved providing 63 brand new tenure blind homes, with 35%
and to be owned and managed by Peabody. It also included refurbishing the Grade II listed Toynbee Hal and creating a bespoke
This was complemented by the creation of upgraded and new public realm
for local people to use and enjoy. The design quality and social value delivered by the scheme has received acclaim, including
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Portobello Road Special District Centre
Portobello Road is a 1.5km road running north from Notting Hill Gate. It is designated in the London Plan as a Special District
Centre and as a Strategic Market. The centre is located within the heart of a very diverse area with those on low incomes living
side-by-side with millionaires. There are significant Afro-Caribbean, Spanish, Portuguese, Moroccan, Somali, West Indian and
East Asian communities in the area. The centre has a very extensive primary frontage and most of the units are owned by
independents (only 25% are multiples). The Portobello Market is one of the most visited attractions in London and attracts very
high footfall on Fridays and weekends.
Strengths
•
Eclectic mix of shops, cafés, restaurants, bars, pubs, stall and
leisure uses
•
Distinct, unique and attractive character that draws visitors
from around the world
•
Regular market which creates a vibrant atmosphere and
generates significant weekend footfall
•
Accessible via Ladbroke Grove (Hammersmith & City/Circle)
and Notting Hill Gate (Central) Underground stations
•
Comparatively traffic quiet road which creates an attractive
environment
•
Proximity to Paddington, Notting Hill Gate and Hyde Park
•
Strong evening offer due to mix of restaurants, bars and cafe
as well as the popular Electric Cinema
•
Acklam Village Market and the presence of the Westway
Trust provides significant cultural and community value
•
Annual Notting Hill carnival drives high levels of footfall and
shapes the identity of the centre

Opportunities
•
Opportunity to support existing independent businesses to
adapt, diversify and increase revenues to combat rent,
business rates and gentrification issues
•
Higher proportion of working age people living in the area
versus the London average
•
Significant opportunities for meanwhile uses, cultural uses
and pop up uses under the Westway
•
Opportunity to improve wayfinding, navigation and
walkability from the tube stations
•
Opportunity to significantly improve public realm
•
Opportunity to provide uses that deliver greater public value,
particularly where the Council and Westway Trust own land
and assets

Weaknesses
•
Lack of green space and planting
•
Community tension
•
Relatively long and comparatively difficult to access via
public transport, car or bus
•
Narrow pavements and market stalls make walkability an
issue for some groups
•
Westway severs the north end of the road and contributes
significant noise and pollution
•
Public realm tired in some places and quality of the built
environment varies along the road
•
Perceived crime and safety problems
•
High quality and interesting antique stores and
independents punctuated by stores offering low quality
merchandise
•
Underrepresentation of retail and business services
•
Difficult to park and/or drive to
•
Comparatively small local economy, characterised by a
comparatively small business base and low economic
output
•
Accessibility is difficult at Ladbroke Grove Tube Station
•
Wayfinding could be better, particularly from the tube
stations
Threats
•
Population has declined by -3.3% since 2011
•
Business rates and upward rent pressures will be a major
challenge for local independents and antique stores
•
Vacancy rates are now in line with the national average
and are vulnerable to deteriorate further
•
Continued pressures of online shopping, rising rents and
gentrification could fundamentally change the character
of the area if businesses are unable to adapt and diversify
•
Employment in the centre has fallen by -11% since 2015
•
GVA has fallen by -3% since 2015
•
Temporary closures caused by COVID-19 has heavily
impacted on independent retailers
•
Brexit may post threats due to high number of
international tourists visiting the area
•
Concern among traders that high footfall and
overcrowding can damage trade

Inspiration and Learning
•
High Street Diversification Fund, Newark: Newark and Sherwood District Council have introduced a grant programme to support
local town centre businesses advertise their services on social media. Businesses can access £125 grants to place adverts on
Facebook and Instagram to entice people from their target markets to use their services and/or buy their products.
•
Anerley Town Hall, Anerley (Places to Work and Participate): The former Anerley Town Hall has been leased by the London
Borough of Bromley at a peppercorn rent to the Crystal Palace Community Trust to deliver community-based activities. The
Trust let out part of the space as an affordable business centre and rent out the main hall for parties, weddings, events and
clubs. The revenue generated from these activities is reinvested in services for vulnerable young people and older people to
address issues like youth crime, unemployment, skills gaps, loneliness and isolation.
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South Kensington District Centre
South Kensington is in the centre of RBKC and is its cultural focal point. Thousands of people visit the area every day to visit the
world-renowned Victoria and Albert Museum, Natural History Museum, Science Museum and Royal Albert Hall. It is also an
important educational hub home to Imperial College, The Royal College of Art, The Royal College of Music and the Lycee
Francaise Charles de Gaulle.
nd is designated as the South Kensington
Museum Complex /Royal Albert Hall Strategic Cultural Area in the London Plan. The area is surrounded by residential streets,
the residents of which value the small shops and Bute
to the south of Cromwell Road.
Strengths
•
Centre is home to and close to several world-class
attractions (e.g. V&A Museum, Natural History Museum,
Science Museum and Royal Albert Hall)
•
Millions of tourists visit the area each year (The V&A, Natural
History Museum and Science Museum attracted 3.9m, 5.4m
and 3.3m respectively in 2019)
•
Proximity to other important centres (e.g. Knightsbridge,
Kings Road, High Street Kensington and Victoria)
•
Strong leisure services offer (i.e. restaurants and cafes)
complemented by a local retail service offer (e.g. Bute Street
Market)
•
Relatively strong evening offer due to mix of restaurants,
Le Pain Quotidien,
Browns & Rosie, Fernandez & Wells, Comptoir Lebanese,
)
•
Retail vacancy rates are below the national average at 8.4%
•
Hosts over 8,000 jobs and contributes around £600m to GVA
each year
•
•
Home to a highly-educated and high-income population
•
High quality public realm and places to dwell and rest on
Exhibition Road and Thurloe Street
•
Strong identity and character
•
Direct connections to Heathrow via Piccadilly Line and to
Victoria and Paddington via the Circle and District Lines
•
footfall (e.g. Imperial College, V&A, Royal Albert Hall etc)

Weaknesses
•
Conflict between high volume of visitors and residents
•
Lack of greenery and the green space that does exist is not
accessible to the public (e.g. Thurloe Square Gardens)
•
Relatively narrow and congested pavements on the Old
Brompton Road
•
Difficult to park and/or drive to and a lack of dedicated
cycling infrastructure
•
Economy is relatively static and, given its location, could
be a bigger contributor to the borough and
economy
•
Underground station struggles to cope with the high
volume of usage
•
Road traffic and air pollution remain an issue despite
significant improvements
•
South Kensington Tube Station is a gateway to the area
but does not provide the sense of arrival befitting of such a
major cultural destination
•
South Kensington Tube Station is not as accessible as it
could be and does not offer step-free access
•
Wayfinding between the museums and cultural venues
could be improved

Opportunities
•
Opportunity to improve cycling and active travel
infrastructure
programme
•
Opportunity to introduce new public art through the

Threats
•
Closures caused by COVID-19 has heavily impacted on
retailers and cultural organisations some of which may
struggle to re-open
•
Recession will impact on consumer spending and tourism
•
Brexit may pose threats due to the international nature of
the population, cultural institutions, visitors and
businesses
•
Crossrail is bypassing South Kensington which may see it
lose footfall to other cultural districts (e.g. British Museum,
Bloomsbury and Russel Square are only a short walk from
Tottenham Court Road)
•
Crossrail II would improve connectivity to Gatwick (via
Victoria), but it looks unlikely to come forward due to
financial, political and commercial pressures
•
Evolution of area towards serving the needs of tourists
may pose threats to local service offer which residents
value

•

•
•

•

Opportunity to leverage more investment from developers to
deliver more accessible community uses in the centre and
improve the tube station
Opportunity to use new public spaces for temporary outdoor
exhibitions
Opportunity to support the centre to become a more
important economic hub through the provision of different
types of new workspace
Population has increased by +5.6% since 2011

Inspiration and Learning
•
New Inc, New York (Places to Work and Experiment): New Museum in New York was founded in 1977 and is a leading destination
for new art and ideas. In 2014 they set up New Inc the first museum-led cultural incubator dedicated to supporting innovation,
collaboration and entrepreneurship across art, design and technology. The incubator covers 8,000 sq ft of office, workshop,
social and presentation space. This new space has not only supported the creation of new ideas and innovations, but also
provides a new income stream to the museum and boosts the local economy by supporting local enterprise.
•
s Park Underground Station, London (Places to Work): While it is an older example (built in 1931),
Underground Station and 55 Broadway above it illustrate how workspace, retail space and leisure space can be successfully
built above underground stations. It represents a good example of how to use space efficiently and productively for the benefit
of both passengers and the economy. 55 Broadway was previously the headquarters of Transport for London but is due to be
converted to a luxury hotel soon.
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Westbourne Grove Special District Centre
Westbourne Grove is adjacent to the Portobello Road Special District Centre and close to Notting Hill Gate, Bayswater,
Kensington Gardens and Hyde Park. It is designated as a Special District Centre as it is home to a cluster of up-market fashion
and art galleries and was previously well known as a specialist centre for antiques and food. Local shops include Sandro, Zadig
& Voltaire, Jigsaw, the Kooples, Reformation, Orlebar Brown, Smythson, James Perse, Max Mara and Young LDN.
Strengths
•
Unique identity and attractive street scape
•
Places to rest, dwell and socialise
•
Unique mix of high-end retailers, cafes and restaurants
•
High quality public realm
•
Trees and planting feature heavily
•
More on-street parking than in other areas
•
Mix of small and independent retailers alongside well-known
brands
•
Accessible via Notting Hill Gate Underground station and
local buses
•
Proximity to Portobello Road, Notting Hill Gate and
Bayswater
•
Relatively close to Kensington Gardens and Hyde Park
•
Has a small but diverse local economy

Weaknesses
•
Few leisure uses
•
Relatively poorly connected via public transport
•
Few local services on offer
•
Relatively high density of retail units versus other units
•
Community tension in surrounding areas due to rising
inequalities, recent socio-political events and the Grenfell
disaster
•
Retail vacancy rates are in line with the national average
at 11%
•
There is a significant underrepresentation of leisure
services in the centre
•
Exclusive offer juxtaposed with significant deprivation to
the north

Opportunities
•
Opportunity to hold more regular events and markets
•
Opportunity to introduce more leisure services to the area,
particularly as part of any new developments
•
Opportunity to introduce more community and social uses to
the centre to better meet the needs of all residents that live
locally

Threats
•
500 jobs have been lost in the area since 2015 which
represents a -25% drop given the small employment
function of the area
•
Gross Value Added has fallen by -15% in the area since
2015
•
Strong cluster of retail units that are vulnerable to the
structure pressures facing the industry
•
Closures caused by COVID-19 has heavily impacted on
independent retailers who may struggle to re-open
•
Community unrest in neighbouring areas could impact the
centre
•
Population in the area has fallen by -7% since 2011

Inspiration and Learning
•
The Wellness Centre, Croydon (Places for Wellbeing): The Croydon BME Forum
Centre to provide
k and Ethnic Minority Population. It provides creative, fun and enjoyable
activities for local people with a focus on health and wellbeing. It also acts as a place to obtain information on a range of health
issues and links users to services offered by partners in the area. The types of activities offered include Fit Club, Tai Chi,
drumming and mother and baby discos.
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District Centre
Hammersmith and Fulham. It is largely residential in
character with a range of different property types and tenures. The district centre provides a range of shops, restaurants, cafés
and pubs, primarily meeting the needs of people that live in the area. Businesses in the centre have suffered as footfall has
Kensington Opportunity Area, which straddles the border between Kensington and Chelsea and Hammersmith and Fulham.
Strengths
•
local buses and West Brompton Station
•
Close to South Kensington and Kensington Olympia
•
Dense cluster of hotels and short-stay accommodation
providing footfall and vibrancy
•
Good mix of leisure, retail and business services
•
Large scale regeneration underway
West Kensington Opportunity Areas
•
Brompton library and other amenities close to centre
•
Direct connections to London Heathrow via Piccadilly Line
•
Cycling infrastructure around the centre promotes active
travel

Opportunities
•
Regeneration will provide a new mix of town centre uses and
provide additional footfall for the centre
•
Opportunity to provide more accessible green space as part
of new regeneration scheme
•
High proportion of working age people living in the area
•
Opportunity to improve the attractiveness and walkability of
the centre through further investments in public realm and
green infrastructure
•
Opportunity to leverage more investment from developers to
deliver more accessible community and cultural uses in the
centre
•
Opportunity to deck over the Transport for London depot
and West London Line to provide new open space
•
Opportunity to take advantage of the new E Class to build a
more diverse offering
•
Opportunity to support the centre to become a more
important economic hub through the provision of different
types of new workspace
•
Opportunity to hold more regular events and markets

Weaknesses
•
Severed by the busy, polluted and fast
Court Road
•
Poor quality public realm
•
Congested and thin pavements impacting walkability
•
Could contribute more to local economy given its strategic
location and connectivity (currently only contributes 2% of
•
•
•

No places to stop, dwell, socialise and rest
Lack of green space and infrastructure
Retail dominated, particularly high street chains (e.g.
Marks & Spencer, Boots, Ryman, Vodafone, Robert Dyas)
•
Non-retail offer dominated by takeaways and high street
chains (e.g. Zizzi
, Costa, KFC, McDonalds)
•
No clear identity and differentiators
•
Very difficult to park and/or drive to
Threats
•
Employment in the centre has declined by -17% since 2015
•
Economic output across the centre has declined by around
-3% since 2015
•
Office vacancy rates have increased to over 17% in 2020
•
Population has declined by -3.3% since 2011
•
High concentration of at-risk retailers and non-retail
chains
•
Deprivation and inequality are issues that need to be
addressed
•
Brexit and COVID-19 could have long-term negative
impacts for the viability of the hotel cluster in the area
•
Major development plans in places like Kensington
Olympia and Hammersmith will make those areas more
attractive to visitors and businesses

Inspiration and Learning
•

•

Deptford Foundry, Deptford (Places to Work, Experiment and Participate): Deptford Foundry is a 30,000 sq ft affordable studio
space run by Second Floor Studios in Deptford, South East London. It comprises 85 affordable purpose-built studios which house
115 artists and makers supported by a further 40 employees, apprentices and interns. The provision of affordable workspace
was negotiated by the London Borough of Lewisham as part of the planning application with Anthology through a Section 106
(s106) agreement. Following engagements with several potential operators Anthology identified Second Floor Studios as a
preferred partner to fulfil their obligations. Rather than renting the space for a limited period, however, Second Floor Studios
bought the space from Anthology at a discount to market rate which was agreed as part of the s106 agreement.
Central Parade, Walthamstow (Places to Work Experiment and Participate): The London Borough of Waltham Forest leased a
town centre office unit in Walthamstow to Meanwhile Space in 2016 to support local economic growth. The space is let to
creative entrepreneurs to test and experiment new business ideas, with the most successful being supported to find permanent
space elsewhere in the town centre.
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Images of Select Examples Referenced

Crosstown Concourse, Memphis (See Knightsbridge IC)

Hala Koszyki, Warsaw (See Knightsbridge IC)

Park Mall, Ashford (See Kings Road East MC)

Brackenbury Parklet (See Kings Road West DC)

Blue House Yard, Wood Green (See Brompton Cross)

Toynbee Hall Estate, Spitalfields (see Notting Hill Gate)
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5. How can RBKC support its town centres to
adapt and diversify?
What planning and non-planning levers are available?
This report illustrates that town centres across the country are facing a broad range of challenges and
pressures that are being exacerbated by COVID-19.
centres have traditionally been more
insulated and resilient than other places, this has started to change over the last few years.
Retail vacancy rates have increased across the board, and are above the national average in several
centres, which is impacting high street vibrancy. Several centres have also experienced economic
decline and shrinking populations which is a concern given both factors influence town centre vitality.
There is also a general overrepresentation of comparison and convenience units versus leisure, retail
and business services which are in more demand from consumers.
The town centres that appear to be at most risk are:
•

Portobello Road SDC: Retail vacancy rates are in line with the national average at 11.2%; there is
an underrepresentation of leisure, retail and business services versus the national average;
employment has fallen by -11% since 2015; GVA has decreased by -3% since 2016; and, population
has fallen by -7% since 2011. This is a concern given the centre s importance as a visitor destination
for the borough and because it plays an important local service role.

•

Knightsbridge IC: Retail vacancy rates are 13% which is above the national average; there is an
underrepresentation of retail services versus the national average; employment has fallen by -6%
since 2015; GVA has decreased by -9% since 2015; and, population has fallen by -7% since 2011.
Some of these figures are likely to be influenced by large-scale and on-going development schemes
in the area. The impact of further investment and change on the economic, social and commercial
performance of the area should be carefully monitored over time.

•

Westbourne Grove SDC: Retail vacancy rates are in line with the national average at 11%; there is
an underrepresentation of leisure, retail and business services versus the national average;
employment has fallen by -25% since 2015; GVA has decreased by -15% since 2015; and, population
has fallen by -7% since 2011. This may reflect that fact that it is a small centre, and any changes to
the baseline will have a significant impact on proportional values, but the steep drop in employment
in recent years could have implications for local business owners.

•

Court DC: While retail vacancy rates are below the national average, employment has fallen
by -17% since 2015; GVA has decreased by -15% since 2015 and population has decreased by -3%.
This is likely to reflect changes at the
Court Exhibition Centre and the new large-scale
regeneration programme may go some way to reducing risk.

Notting Hill Gate DC and Brompton Cross DC have retail vacancy rates above the national average
(17.1% and 19% respectively versus 11.7%) but are stronger on wider economic and social indicators.
While the collective performance of the
centres still remains stronger than other parts of London
and the country, these trends illustrate that there is a need to intervene in some centres to prevent
further decline.
As set out earlier in the report the
aspiration should be to create centres that offer an
alternative to online retailing through an attractive, varied and accessible mix of uses that drive footfall
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and interest. The most successful future centres will have a clear balance of places to work, visit, meet,
experiment, experience, dwell, participate and live.
We recommend that the starting point for RBKC should be to identify priority town centres to focus on.
Decisions should be based on factors such as the: (a) need for change; (b) importance of the centre; (c)
opportunity to deliver impact; (d) level of resource available; and, (e) complexity of intervening.
A clear action plan and vision should then be developed for each priority centre. Each plan should set
out a clear aspiration for the future and the interventions that will be perused. From our experience the
most useful action plans:
•

Are based on robust evidence and need;

•

Include a vision that stakeholders, businesses
and resident buy into;
•

•

•

Respond to social, cultural and economic
trends;
•

•

Build on or curate unique selling features;

•

Include quick
aspirations;

wins

and

longer-term

•

Set out a mix of policy and practical
interventions;
Are ambitious
deliverable;

but

achievable

and

Set out delivery and governance approaches;
and,
Include resource plans / funding approaches.

Examples action plans that follow these principles include the West Norwood/Tulse Hill Manual for
Delivery, Dereham Town Delivery Plan, Streatham Investment and Growth Strategy and Barrow Town
Investment Plan.
These action plans will sit separately from statutory planning or licencing policy documents but should
be used over time to guide policy changes to ensure that all documents are complementary and in
alignment. This will ensure that policy and practice move in the same direction and helps centres to
have the best chance of adapting to changing consumer demands.
There are a wide range of interventions that can be pursued to diversify town centres and included in
action plans. A long list of ideas is set out below based around the following themes:
•

Policy interventions (e.g. Ensure licensing policies allow town centre aspirations and objectives to
be realised);

•

Soft interventions (e.g. Set up a microfinance scheme that enables entrepreneurs to access finance
to experiment with new ideas, businesses and approaches in high street units);

•

Hard interventions (e.g. Directly lease retail units and sub-let to entrepreneurs on a short-term basis
to test new business ideas); and,

•

Partnership interventions (e.g. Set up a Business Improvement District to enhance management,
deliver projects and improve visitor experience).

The list provided is not exhaustive but attempts to capture some of the levers RBKC can pull to improve
and adapt its centres. Those that we believe could be most impactful are highlighted in yellow. It is
important to note that some of these, particularly in relation to policy, are best dealt with at the borough
rather than town centre level.
Below this we have set out specific recommendations for each town centre based on the evidence
gathered, SWOT analysis and ideas set out below. The recommendations are high level and
indicative at this stage and represent initial ideas that could be considered as part of the
development of action plans. They would need to be explored in more detail as part of the
development of a plan and would need to be adapted and tailored to suit the individual context
and circumstances of each place.
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Table 5.1 - Policy Interventions
Intervention
Grant temporary permissions more
regularly to allow entrepreneurs to test new
business ideas and formats in town centre
settings
Ensure licensing policies allow town centre
aspirations and objectives to be realised
(particularly in relation to opening hours,
outdoor seating, alcohol etc)

Use planning levers and policies to protect
workspace and office space on or close to
high streets from Permitted Development
Rights
Introduce an affordable workspace policy
for new commercial schemes to ensure a
diverse mix of business types and sizes can
access space in prime town centre locations

Identify priority town centre projects that
can be funded through developer
contributions (e.g. theatres, cinemas,
libraries, galleries, leisure centres etc)
Create masterplans and Supplementary
Planning Documents to guide major
development opportunities and ensure new
schemes enhance centres

Introduce shop front design codes for
individual town centres, particularly those
at risk from new rules related to permitted
development rights

Introduce business rates relief to
affordable workspace operators and

Rationale
The most successful future centres will be those that have unique, interesting and
diverse offers that attract local people to visit regularly and visitors to come from
further afield. Temporary permissions can be used to experiment with new and
innovative business ideas that could have a positive impact on town centre vitality.
Many town centre aspirations rely on supportive and complementary licencing
regulations. For example, centres looking to curate a European style café-culture need
to have flexible policies related to outdoor tables and chairs. Similarly, centres looking
to curate a stronger evening or night time economy need to have policies that allow
businesses to open later into the evening without too many restrictions. Many of these
have been trialled and tested due to the impacts of COVID-19 and there is an
opportunity to reflect on existing policy in light of this.
Evidence illustrates that there is a correlation between strong town centre economies
and low retail vacancy rates. The provision of workspace that caters to resilient and
high-value economic sectors near to town centres is therefore important for their
vitality. Any good quality workspace that exists should therefore be protected to ensure
centres retain strong footfall and spend at different times of the day.
As set out above, strong local economies are important for successful town centres.
New commercial developments should therefore be promoted where appropriate.
Where large commercial schemes come forward there is an opportunity to secure
affordable workspace that supports freelancers, hybrid workers, entrepreneurs, startups, charities, social enterprise and small businesses. This is important for town centres
as these types of organisations will ensure a diverse customer base and because
smaller, more local organisations typically spend more with local businesses.
with activities and socialising. Some uses that attract footfall (e.g. theatres, galleries,
leisure centres etc) are, however, unlikely to come forward without public sector
intervention due to viability issues. Developer contributions could be used to improve
viability and help deliver these facilities.
To pre-empt and guide development on major opportunity sites it is important to
produce evidence-led masterplans and, where appropriate, Supplementary Planning
Documents. These should seek to address gaps in local provision, maximise local
impact, meet the needs of an area and respond to evolving consumer expectations.
Their production should be highly collaborative and involve local businesses,
stakeholders, residents and public officials as they tend to have a strong understanding
of what their place needs to survive and thrive.
Evidence from Historic England shows that town centres that are attractive and have
made investments in their public and private realm tend to be more successful in
attracting visitors and footfall. Shop front design codes can support this by ensuing that
town centre shop fronts are carefully designed and positively contribute to the look and
feel of an area. Any existing guidance may need to be updated to account for new
permitted development rights that allow commercial units to be converted to
residential units.
Town centres have always been places where people socialise and communities come
together. The dominance of multiple retailers has eroded this in recent decades, but
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Examples
N/A

Relevant Centres
All

All
COVID-19 Tables and
Chairs Process

-wide
Article 4 Direction

RBKC is already covered
by specific office-focused
Article 4 directions

All
Workspace SPD

Streatham Space
Community Theatre

All

Charlton Riverside SPD
and Masterplan

Kings Road East for
Chelsea Farmers Market

Chislehurst Shop Front
Design Guide

All

All
Affordable Workspace
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community operators using high street
commercial space to deliver economic and
social value over financial profit

Regularly review town centre strategies
and policies to ensure they align with
rapidly evolving consumer trends and
expectations
Introduce planning conditions that align
with town centre ambitions and objectives

future town centres will need to focus on this and cater for a broad range of people to
remain vibrant and interesting. Affordable workspaces and community spaces can
facilitate this, but viability can be an issue for operators and local groups. Business
rates relief would help support this type of use to set up and survive, alongside a wider
package of support.
Consumer trends and expectations are evolving more rapidly than ever before, partly
due to the pace of change that digital technology allows. Reviewing and updating
strategies and policies on a regular basis will ensure that town centres are well placed
to adapt and respond in an agile way.
Planning conditions can be imposed on new developments to ensure they contribute to
the aspirations and objectives of town centre strategies and policies. For example,
centres looking to improve air quality may use planning conditions to ensure new
developments use local consolidated delivery schemes. Similarly, centres looking to
curate stronger night time economies may use planning conditions to ensure that new
developments are sufficiently sound proofed.
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Discretionary Business
Rate Relief

N/A

All

N/A

All
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Table 5.2 - Soft Interventions
Intervention
Curate regular events to drive town
centre footfall, spend and interest (e.g.
markets, food/drink festivals, music
events, craft fairs, open theatre/cinema,
fetes etc)

Rationale
Over the last two decades town centres have become more homogenous due to the
dominance of retail chains. Moving forward those centres that can differentiate
themselves from others are most likely to succeed as this generates footfall and interest.
One way to do this is to curate a regular and varied events programme that attracts a
wide range of people from a broad catchment.

Examples
Jazz on the Pantiles

Create guidance for landlords related
to the new E-class and how they can
take advantage of the opportunities it
presents, particularly in relation to
flexible workspace
Set up a microfinance scheme that
enables entrepreneurs to access the
finance to experiment with new ideas,
businesses and approaches in high street
units

The introduction of the new E-class makes it easy to switch retail units to cafes,
workspaces, gyms, health centres, creches etc. This provides new opportunities for
landlords that they may not be aware of. Providing useful information and guidance on
what they can now do, what market opportunities exist and how to exploit them may
support change and diversification in town centres.
Many people have interesting business ideas that they would like to try and test. The
start up costs of opening high street businesses are, however, high. This is due to the
costs involved in leasing a unit, purchasing stock, buying equipment and paying business
rates. A microfinance scheme could provide small loans that reduce barriers for
entrepreneurs looking to test innovative ideas, particularly where the that improve and
diversify centres.
Many businesses understand what they need to do to meet changing customer
expectations but do not necessarily have the means to do so (e.g. upgrading units,
buying new furniture, investing in technology and/or buying new equipment). A grant or
loan programme could be introduced to support businessowners to adapt their business
and make them fit for the future.
Some businesses, particularly small enterprises, do not have the time, capacity or
resources to investigate consumer trends or pay for retail consultancy services. This
means that many businessowners have a knowledge gap about what consumers want
and how they could generate more revenue. A dedicated business support programme
could be provided to help these sorts of businesses improve their offer which, in turn,
would strengthen centres.
Evidence shows that encouraging town centre businesses to open later into the evening
can drive footfall and create significant economic benefits through enhanced spend and
turnover. Opening public amenities for longer can also contribute to this through linked
trips, but most importantly can deliver community and social value by improving
accessibility. Later opening can be encouraged through flexible licencing policies,
business engagement, evening events and
Town centres can attract people from wider catchments and encourage repeat visits if
they are carefully branded and marketed. When this ties in with town centre
improvements and a diverse programme of events it can drive footfall and spending in
successful centres. The key is to develop a strong identity, clear messages and have a
wide but targeted reach.
Most landlords are focused on filling vacant space as quickly as possible to continue
generating income from their asset. This means that space tends to be leased to tenants
that respond quickly and offer a good price irrespective of whether their proposition
enhances the local town centre offer. Public sector bodies, business improvement
districts and other partners can respond to this by maintaining a list of interesting

N/A

Relevant Centres
Notting Hill Gate,
Kensington High
Street,
Court,
Knightsbridge, South
Kensington,
Road East
All

Fair Finance Business Loans

All

N/A

All

Hammersmith and Fulham
Business Support
Programme, including for
shop owners

All

Provide grants or loans to existing
businessowners looking to adapt their
units or buy new equipment so that they
are fit for the future and meet changing
consumer expectations
Arrange dedicated business support to
strengthen existing businesses and help
them adapt to evolving consumer needs

Encourage businesses to open longer to
create a stronger evening and night time
economy, particularly uses that are not
typically open beyond 5pm (cafes, GP
surgeries, libraries, shops etc)
Create a compelling place brand and
marketing campaign to attract people
to visit and spend money

Maintain a list of entrepreneurs and
businessowners looking for space in the
borough and work to match them with
vacant space as and when it comes onto
the market
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Campaign

Neighbourhood

Norfolk and Suffolk
Unlimited Commercial
Property Finder

Kensington High
Street,
Court,
Knightsbridge, South
Kensington, Fulham
Road West,
Road East
Kensington High
Street,
Road
East, Knightsbridge

All
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entrepreneurs and businessowners looking for new or additional space and matching
them to vacant spaces in town centres where they could enhance the local offer. Unlike a
typical commercial agent, the focus would be on bringing the right type of business to a
place where it would make the biggest difference to both the place and businessowner.
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Table 5.3 - Hard Interventions
Intervention
Directly lease retail units and sub-let to
entrepreneurs on a short-term basis to test
new business ideas

Re-purpose public sector assets to provide
space that enhances the high street offer
(e.g. affordable workspace, community
space, food market etc)

Purchase and re-purpose shopping centres
and major department stores to enhance,
diversify and re-vitalise the town centre
offer

Actively acquire sites and work
independently or with developers to create
new town centre quarters that are fit for
the future and enhance the town centre

Invest in enhanced public realm and
spaces, particularly those that allow people
to come to meet, socialise and experience
new things

Make low-cost tactical investments to
improve attractiveness and quality of place
(planters, parklets, signage, street art etc)
Test new short-term temporary ideas in
town centres (e.g. pedestrianisation,
parklets, markets etc)
Provide town centre amenities that
modern consumers demand and need (e.g.
electric vehicle charging, secure bicycle

Rationale
Most high streets units are in disparate private ownership so it is difficult to curate an
interesting local offer. Directly leasing retail units and sub-letting them to
entrepreneurs provides public bodies and business improvement districts with more
control which means that space can be let to businessowners who can enhance and
add to a centre. These spaces could be leased at a discounted rate to new start-ups to
encourage local people to take risks and try new ideas.
Most local authorities have extensive properties portfolios, which include buildings in
town centre locations (e.g. offices, libraries, leisure centres, health centres, advice
centres, contact points etc, retail units etc). Where appropriate these can be fully or
partially converted to enhance the town centre offering. This is a
for public bodies as they already own and manage the asset finance just needs to be
raised for any capital work required.
Town centres across the country are suffering from run down and/or vacant shopping
centres and department stores. It is difficult for public bodies and business
improvement districts to intervene without directly controlling these assets. Over the
last few years a number of local authorities have therefore purchased (or repurchased) prominent properties. Some have revitalised them through upgrades,
changing business models or adapting lease terms and others have developed longterm plans for re-development. In many centres they are the most prominent anchors
and assets and their health impacts on the entire economy and high street.
Town centre regeneration opportunities can take a long time to come to fruition due
to the complexity of site assembly and issues around viability. Also, those that do
come forward often do not meet the needs of the centre and can have poor design
quality. Local authorities can actively engage in the development process to expedite
opportunities and/or increase the level of control they have over the outcomes. There
are many different ways to do this ranging from compulsory purchase of sites through
to joint ventures with developers.
Evidence from Historic England illustrates that town centres that invest in their public
realm tend to be more successful in attracting visitors and footfall. The most
successful centres of the future will be appealing and pleasant places to spend time
and money. The shift to outdoor dining and socialising due to the restrictions imposed
by lockdown is expected to continue to an extent and demand appears to have risen
for European style socialising.
Highly visual and tactical improvements can make a significant difference to the look,
feel and function of a place. A relatively modest investment in visual enhancements
can help to change perceptions of a place and impact both footfall and visitation.
Some town centre proposals are not always welcomed by business owners and
residents, particularly when it impacts driving, parking and accessibility. Temporary
schemes can be trialled to test short-term ideas and to gain broad and representative
views on the potential impact of permanent schemes.
Consumer expectations and needs are constantly evolving. Successful town centres
will engage with these to continue to attract a broad and diverse range of people and
will look to continually evolve the local amenity offer. Current demands in urban
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Examples
Oxford Street Pop Ups

Relevant Centres
All

All

Park Mall Ashford

Road East,
Kensington High
Street,
Knightsbridge

Brixton Central Regeneration

Kensington High
Street

Granary Square Kings Cross

All

Penge Street Art

All

All

Clapham Electric Vehicle Cluster

All
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storage, public WiFi, Amazon lockers,
outdoor seating)

setting include electric vehicle charging, secure bicycle storage, public WiFi, Amazon
lockers, outdoor seating etc.

61

Royal Borough of Kensington and Chelsea: Future Town Centres

Table 5.4 - Partnership Interventions
Intervention
Set up a Business Improvement District (BID)
to enhance management, deliver projects and
improve visitor experience
Create a High Street Trust with public and
private sector partners to act as an ownership,
management and governance vehicle for
activating underused high street units

Transfer public assets to community groups
via Community Asset Transfer to deliver
social value and community uses on high
streets

Support community groups to purchase
assets and bring them back into productive
community uses

Rationale
Local authorities have experienced significant funding cuts over the last
decade, which leaves less money available to actively manage, promote and
invest in town centres. Business improvement districts can be an effective
alternative and are paid for by local businesses.
High Street units tend to be in disparate ownership which makes it difficult to
deliver meaningful change and curate a more interesting town centre offer. A
High Street Trust could be trialled to bring landlords and asset owners
together to agree a collective approach to managing vacant units. The are
many different models that could work but the general principle is that a
single operator or agent could be appointed to fill vacant units with a focus on
balancing returns with curating a strong local offer.
Community Asset Transfers can be used to empower communities and
support local social, economic or environmental well-being initiatives by
giving communities control to develop their local area. It works by
transferring the ownership arrangement of a publicly owned asset to a
community organisation. The arrangement is usually a long-term lease,
often +25 years, at below market value but freehold sales are also possible.
This approach is often used for community centres, arts centres, theatres,
cinemas, charities etc.
Communities up and down the country have come together to purchase and
run assets that are at risk of redevelopment, demolition or closure. Examples
range from pubs and bars to libraries and galleries. Local authorities can work
with and support community groups looking to do this where the intervention
is in the interest of the centre and its population. Support could involve
providing advice and guidance through to grant or loan funding.
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Examples
New West End Company

Relevant Centres
All

N/A

N/A

Anerley Town Hall and
Crystal Palace Community
Trust

All

Stanley Halls South
Norwood

The Bevy Brighton

All
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Table 5.6 High Level Town Centre Recommendations
Town Centre

Summary

Areas to Focus
On

Recommendations

All Centres

RBKC has a unique mix of town
centres which vary significantly
in terms of their character,
context and function. While the
centres have traditionally been
more resilient that other places
this has started to change.
Retail vacancy rates have
increased across the board, and
are above the national average
in several centres, and several
centres have also experienced
economic decline and shrinking
populations. There is also a
general overrepresentation of
comparison and convenience
units versus leisure, retail and
business services which are in
more demand from consumers.
Knightsbridge is a worldfamous shopping destination
close to some of the most
important and prominent
attractions in London. It has
undergone significant changes
in recent years and faces a
number of interlinked structural
challenges, including high retail
vacancy rates, a fall in
employment, a declining
population and an
underrepresentation of retail
services versus that national
average.

See below

•

Knightsbridge
IC

•
•
•
•
•
•
•

Meanwhile uses,
new retail formats,
workspace,
housing, greening

•
•
•
•
•
•
•
•
•
•

Grant temporary permissions more regularly to allow entrepreneurs to test new business ideas
and formats in town centre settings
Ensure licensing policies allow town centres to thrive (particularly in relation to opening hours,
outdoor seating, alcohol etc)
Introduce an affordable workspace policy for new commercial schemes to ensure a diverse mix
of business types and sizes can access space in prime town centre locations
Identify priority town centre projects that can be funded through developer contributions (e.g.
theatres, cinemas, libraries, galleries, leisure centres etc)
Use planning levers and policies to protect some core retail units in prime town centre locations
from conversion to housing via to Permitted Development Rights
Consider setting up a microfinance scheme that enables entrepreneurs to access the finance to
experiment with new ideas, businesses and approaches in high street units
Investigate the viability of offering dedicated business support to strengthen existing businesses
and help them adapt to evolving consumer needs
Look for opportunities to re-purpose public sector assets to provide space that enhances the
high street offer (e.g. affordable workspace, community space, food market etc)

Support the creation of a new Business Improvement District for the area (feasibility work
already underway)
Explore opportunities to create a compelling place brand and marketing campaign to attract
people to visit and spend money
Support the introduction of uses that reverse economic and population decline
Support proposals that introduce innovative and experimental uses within retail units
Explore opportunities to introduce meanwhile uses in vacant and underutilised properties
Consider encouraging businesses to open longer to create a stronger evening and night time
economy
Consider leasing retail units and sub-let to entrepreneurs on a short-term basis to test new
business ideas
Look for opportunities to curate regular events to drive town centre footfall, spend and interest
(e.g. markets, food/drink festivals, music events, craft fairs, open theatre/cinema, fetes etc)
Assess geographical distribution of retail vacancies and consider amending policy boundaries if
there are clear trends
Consider making low-cost tactical investments to improve attractiveness and quality of place
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Potential Additional
Uses

Places to work, places to
visit, places to meet, places
to experiment, places to
experience, places to dwell,
places for wellbeing, places
to participate and places to
live

Places to work, places to
experience, places for daily
needs, places for wellbeing,
places to live
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Kensington
High Street MC

Kensington High Street is the
civic heart of the borough and is
an important shopping, leisure,
cultural, tourism and
employment location. The area
has benefitted from strong
employment growth in recent
years, but suffers from high
retail vacancy rates. This is
likely to link to the length of the
high street, the
overrepresentation of high
street comparison retailers and
a slight underrepresentation of
leisure services.

Meanwhile uses,
new retail formats,
leisure uses,
workspace, policy
adjustments

•
•
•
•
•
•
•
•
•

•
•
•
•

East MC

destinations for local residents
and visitors attracted by high
quality shops, attractions,
restaurants, bars and cultural
venues. Similarly to
Knightsbridge, it faces a
number of structural challenges
that threaten its future vitality
and vibrancy. These include
high retail vacancy rates,
underutilised sites/assets (i.e.
Chelsea Farmers Market and
Kings Mall), a fall in
employment and an
overrepresentation of chain
comparison retailers.

Meanwhile uses,
new retail formats,
mixed-use
developments,
workspace
provision, policy
adjustments, place
marketing, place
activation

•
•
•
•
•
•
•
•
•
•

Support the creation of a new Business Improvement District for the area (feasibility work
already underway)
Explore opportunities to create a compelling place brand and marketing campaign to attract
people to visit and spend money
S
Support proposals that introduce innovative and experimental uses within retail units
Support the introduction of new leisure/wellbeing uses, including restaurants, bars, cafes, gyms,
clinics etc
Explore opportunities to introduce meanwhile uses in vacant and underutilised properties
Consider encouraging businesses to open longer to create a stronger evening and night time
economy
Investigate the extent of the current town centre boundary given the high vacancy rates
Explore the viability of setting up a microfinance scheme that enables entrepreneurs to access
the finance needed to experiment with new ideas, businesses and approaches in high street
units
Look for opportunities to re-purpose parts of public sector assets to provide space that enhances
the high street offer (e.g. affordable workspace, community space, food market etc)
Investigate the viability of purchasing and re-purposing large floor plate units to enhance,
diversify and re-vitalise the town centre offer
Work proactively with landlords and developers looking to convert or re-develop commercial
units
Look to provide town centre amenities that modern consumers demand and need (e.g. electric
vehicle charging, secure bicycle storage, public WiFi, Amazon lockers, outdoor seating)
Support the creation of a new Business Improvement District for the area (feasibility work
already underway)
Explore opportunities to extend the existing place brand and marketing campaign to attract
people to visit and spend money
Support the introduction of uses that reverse economic decline
Support the introduction of new leisure/wellbeing uses, including restaurants, bars, cafes, gyms,
clinics etc
Support the introduction of new cultural uses
Support proposals that introduce innovative and experimental uses within retail units
Explore opportunities to introduce meanwhile uses in vacant and underutilised properties
Consider encouraging businesses to open longer to create a stronger evening and night time
economy
Investigate the viability of purchasing and re-developing Kings Mall and/or Chelsea Farmers
Market to diversify and re-vitalise the town centre offer
Work proactively with landlords and developers looking to convert or re-develop commercial
units
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Places to work, places to
experience, places to
experiment, places to meet,
places for wellbeing

Places to work, places to
meet, places to experiment,
places for wellbeing
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•
•

West DC

Brompton
Cross DC

Fulham Road
West DC

important town centre that
provides a range of retail and
leisure services for local people.
It has a stable commercial offer,
but is difficult to access via
public transport so has a limited
catchment. It makes a small
economic contribution and
employment has fallen in recent
years.
Brompton Cross is a small
district centre that is
characterised by high quality
specialist boutique shops, high
quality restaurants/bars and
residential streets. While it has
traditionally been a popular
destination for local people it
suffers from long-term high
retail vacancy rates and makes
a small contribution to the local
economy. The centre has a
significant underrepresentation
of in-demand leisure services
versus the national average.
Fulham Road West is an
important district centre

mix of local shops, restaurants,
cafes and services which largely
service the local population and
the many employees at the
Chelsea and Westminster
Hospital. It is a relatively

Transport,
workspace, public
realm, business
support for
independents,
greening

•

•
•
•
•

Meanwhile uses,
new retail formats,
service uses,
wayfinding,
business support
for independents

•

•
•
•
•
•
•

Transport, cultural
provision, night
time economy,
workspace,
greening, public
realm

•

•
•
•
•
•

Look for opportunities to work with anchors (e.g. Saatchi Gallery) to curate more events to drive
town centre footfall, spend and interest
Look to provide town centre amenities that modern consumers demand and need (e.g. electric
vehicle charging, secure bicycle storage, public WiFi, Amazon lockers, outdoor seating)
Explore opportunities to provide grants or loans to existing businessowners looking to adapt
their units or buy new equipment so that they are fit for the future and meet changing consumer
expectations
Arrange dedicated business support to strengthen existing businesses and help them adapt to
evolving consumer needs
Identify opportunities to make low-cost tactical investments to improve attractiveness and
quality of place (planters, parklets, signage, street art etc)
Support proposals to introduce more workspace and business services to the centre
Pursue opportunities to improve active travel infrastructure in the area
Explore opportunities to provide grants or loans to existing businessowners looking to adapt
their units or buy new equipment so that they are fit for the future and meet changing consumer
expectations
Consider leasing retail units and sub-let to entrepreneurs on a short-term basis to test new
business ideas
Explore opportunities to introduce meanwhile uses in vacant and underutilised properties
Arrange dedicated business support to strengthen existing businesses and help them adapt to
evolving consumer needs
Support the introduction of new leisure/wellbeing uses, including restaurants, bars, cafes, gyms,
clinics etc
Support proposals to introduce more workspace and business services to the centre
Support proposals to introduce both work and retail space within individual units

Explore opportunities to provide grants or loans to existing businessowners looking to adapt
their units or buy new equipment so that they are fit for the future and meet changing consumer
expectations
Arrange dedicated business support to strengthen existing businesses and help them adapt to
evolving consumer needs
Identify opportunities to make low-cost tactical investments to improve attractiveness and
quality of place (planters, parklets, signage, street art etc)
Support proposals to introduce more workspace to the centre
Support proposals that will enhance the already strong evening and night time offer
Pursue opportunities to improve active travel infrastructure in the area

below average retail vacancy
rates, high levels of local
employment and a diverse
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Places to work, places to
meet, places for wellbeing

Places to work, places to
meet, places to experience,
places for wellbeing

Places to work, places to
meet, places to dwell, places
for wellbeing
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Notting Hill
Gate DC

Portobello
Road SDC

leisure offer but it suffers from
a busy road, pollution, noise
and a lack of places for users to
stop, dwell and rest. It is also
difficult to access via public
transport so has a limited
catchment.
Notting Hill Gate is a wellconnected centre that was
largely re-developed in the
1950s. It has a mix of
restaurants, cafes and leisure
uses but suffers from high retail
vacancy rates. This is, in part,
linked to the prominence of
comparison retail and a
significant underrepresentation
of retail services that local
people tend to use and value. It
is an important employment
hub, with around 8,000 jobs and
1,300 businesses, and its
economic contribution has
grown in recent years.
Portobello Road is a unique
town centre home to an eclectic
mix of shops, cafes, restaurants,
bars, stalls and uses. The
famous market attracts millions
of people each year and is one
of the
important cultural assets. The
future vitality of the centre is,
however, under threat from a
range of challenges and
pressures. These include
population decline, falling
employment, rising commercial
rents and deteriorating public
realm. Issues like inequality and
poverty and events like the
Grenfell disaster have also
impacted community cohesion.

•
•
•

Meanwhile uses,
new retail formats,
mixed-use
development,
public realm,
leisure uses

•
•
•
•
•
•

Community uses,
housing, business
support for
independents,
public realm
improvements,
greening,
affordable
workspace

•

•
•

•

•
•
•
•
•

Support proposals that introduce innovative and experimental uses within retail units
Support the introduction of new leisure/wellbeing uses, including restaurants, bars, cafes, gyms,
clinics etc
Explore opportunities to introduce meanwhile uses in vacant and underutilised properties
Work proactively with landlords and developers looking to convert or re-develop commercial
units
Look to secure workspace, open space and green space as part of new developments and
regeneration schemes
Support proposals that enhance the look and feel of the area as well as the visitor experience
Consider actively intervening in opportunities to create high quality schemes that reflect local
need
Review local SPD to ensure it remains fit for purpose and reflects the changing economic, social
and cultural landscape
Investigate opportunities to provide grants or loans to existing businessowners looking to adapt
their units or buy new equipment so that they are fit for the future and meet changing consumer
expectations
Arrange dedicated business support to strengthen existing businesses and help them adapt to
evolving consumer needs
Explore the viability of setting up a microfinance scheme that enables entrepreneurs to access
the finance needed to experiment with new ideas, businesses and approaches in high street
units
Look for opportunities to re-purpose public and third assets to provide space that enhances the
high street offer while also providing inclusive participatory spaces (e.g. affordable workspace,
community space, gallery space)
Consider investing in enhanced public realm and spaces
Support proposals to introduce both work and retail space within individual units
Support proposals to introduce new employment space in the area
Look for opportunities to introduce low-cost tactical investments to improve attractiveness and
quality of place (planters, parklets, signage, street art etc)
Look to provide town centre amenities that modern consumers demand and need (e.g. electric
vehicle charging, secure bicycle storage, public WiFi, Amazon lockers, outdoor seating)
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Places to live, places to meet
daily needs, places to
experience, places to meet,
places to dwell

Places to participate, places
to live, places to work, places
to dwell
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•
•

South
Kensington DC

Westbourne
Grove SDC

South Kensington is the
as it is home to world-famous
museums, galleries and
universities. It is visited by
millions of tourists each year
and benefits from a strong
leisure, retail and service offer.

retail vacancy rates well below
the national average,
underpinned by a growing
population and strong local
economy. The main issues
relate to the capacity and
accessibility of the underground
station and place-based
concerns around air pollution,
green space and busyness.
Westbourne Grove is well
known for its up-market fashion
stores and art galleries. It
benefits from a high-quality
street scene, pleasant
environment and a unique
collection of independent and
internationally recognised
fashion brands. Given its
specialism it has an
underrepresentation of other
uses, particularly leisure and
retail services. This mix does
not necessarily reflect or
respond to the needs of many
people living locally. It is also
worth noting that while the
centre is a small contributor to
the local economy, which is
understandable given its size,

Station redevelopment
(Transit Oriented
Development),
public realm,
business support
for independents,
greening, retail
services, workspace

•
•
•
•

•
•
•

•
•
•

Transport,
community uses,
new retail formats,
affordable
workspace, retail
services, workspace

•
•
•

Explore opportunities to set up a Business Improvement District or similar to enhance local
centre management
Look for opportunities to secure affordable workspace and community space as part of new
developments
Work closely with TfL to explore opportunities to improve and/or re-develop South Kensington
Underground station
Explore opportunities to set up a Business Improvement District to enhance local centre
management
Look for opportunities to introduce low-cost tactical investments to improve attractiveness and
quality of place (planters, parklets, signage, street art etc)
Explore opportunities to provide grants or loans to independent businessowners looking to
adapt their units or buy new equipment so that they are fit for the future and meet changing
consumer expectations
Support the introduction of uses that boost the already strong local economy
Support the introduction of uses that enhance the local service offer
Arrange dedicated business support to strengthen existing independent service businesses and
help them adapt to evolving consumer needs

Support the introduction of new uses that
Support the introduction of new leisure/wellbeing uses, including restaurants, bars, cafes, gyms,
clinics etc
Support and look for opportunities to provide new uses that delivery community, social and
cultural value
Support the introduction of uses that enhance the local service offer
Explore opportunities to create a compelling place brand and marketing campaign to attract
people to visit and spend money
Pursue opportunities to improve active travel infrastructure in the area
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Places to work, places to
visit, places to experience,
places to dwell, places for
wellbeing, places to meet
daily needs

Places to work, places to
meet, places to experience,
places to participate, places to
meet daily needs
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its employment base has fallen
significantly in recent years.
-connected,
busy and bustling centre with a
range of shops, restaurants,
cafes and restaurants. While
retail vacancy rates are in line
with the national average, the
high street is vulnerable given
recent declines in population,
employment and economic
output combined with an
overrepresentation of high
street chains and a lack of
independent businesses. The
forthcoming large-scale
regeneration to the west of the
centre provides a significant
opportunity, particularly in
relation to the provision of new
workspace, leisure space, green
space and publicly accessible
space.

Workspace,
affordable
workspace,
new
retail
formats,
mixed-use
development
(including leisure,
cultural and open
space uses), public
realm
improvements,
greening

•
•
•

•
•
•
•
•

Explore the viability of creating a new Business Improvement District for the area
Support the introduction of uses that reverse economic and population decline
Explore the viability of setting up a microfinance scheme that enables entrepreneurs to access
the finance needed to experiment with new ideas, businesses and approaches in high street
units
Support proposals that introduce innovative and experimental uses within retail units
Explore opportunities to introduce meanwhile uses in vacant and underutilised properties
Support the introduction of new leisure/wellbeing uses, including restaurants, bars, cafes, gyms,
clinics etc
Identify opportunities to make low-cost tactical investments to improve attractiveness and
quality of place (planters, parklets, signage, street art etc)
Look to secure affordable workspace, community space, open space and green space as part of
new developments and regeneration schemes
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Places to work, places to live,
places to dwell, places to
meet, places to experience
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Appendix A - High Street Task Force: Priorities for High Street Change
Table A1 - High Street Task Force: 25 Priorities for High Street Change
Priority

Relevant
Factors

What does it mean?

1. Activity

Opening hours,
footfall,
shopping
hours, evening
economy

Town centre activity is understood as a multi-dimensional process including
economic, social and cultural adaptive processes that ensures that a high street or
town centre is open for people for a variety of uses (retail, leisure, social exchange,
entertainment, work, etc).

Retail offer,
retailer
representation

Retail offer includes the overall range of retailers and services available on the High
Street, and highlights the availability and variety of the products and services
(comparison/convenience, luxury, discount), retail channels (store-based, online
only, click and collect) and retail formats (from small independent shops to shopping
centres) that are aimed at satisfying the needs of consumers.

2. Retail
offer

3.
Experience

4.
Appearanc
e

5. Place
manageme
nt

Centre image,
service quality,
visitor
satisfaction,
familiarity,
atmosphere

Visual
appearance,
cleanliness,
ground floor
frontages

Centre
management,
shopping
centre
management,
Town Centre

Why does it matter?

Relevant
Centres
All

performance and activity hours have a significant impact upon patronage. Consumer
habits have changed over recent decades, and people now have a much greater
expectation of being able to purchase things instantaneously. We have also seen the
growth of evening and night time economies in many centres as disposable incomes
have risen and lifestyles have changed. The growth in flexible working hours sees
activity in centres much earlier and later in the day, and Sunday trading has also
presented new opportunities for many centres
Kensington High
relevant,
vitality and viability.
Historically, multiple retailers have been associated with bigger centres; but for many
towns it is the independent retailers and traders that are the most important element
in terms of providing a distinctive and differentiated retail mix. Furthermore, it has
been found that lack of variety in store type can lead to customer dissatisfaction
indicating the need for some retailer diversity in centres.

Road West and

All
physical, cognitive and emotional attributes. Experience of a place can be related to
a number of factors such as whether it feels welcoming, if it is a good place to spend
time, overall customer service experience of retail premises, transport and public
space, and environmental factors such as air quality, noise levels and lighting.

Appearance refers to the quality of the public realm and aesthetics of a place. It
involves cleanliness, but also other aspects that can translate into positive (or
negative) experiences such as lighting, green elements (e.g. trees or flower baskets
or beds), congruent landscape (in harmony with the vision and identity of the town),
and management of unused spaces. Appearance is related to customer satisfaction
and perceptions of safety, and it is in turn linked to footfall levels and economic
activity
Place management is a coordinated, area-based, multi-stakeholder approach to
improving locations and harnessing the skills, experiences and resources of those in
the private, public and voluntary sectors. It is an umbrella-term that encompasses
place-based activities (such as place branding, town centre management, place
making, urban planning, place governance, public administration), stakeholders
(citizens, investors, businesses) and organisations (town teams, local authorities,
BIDs).
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Every interaction with another customer or a member of staff in a store or any
frustration around car-parking impa
perceptions of- and sensory experiences within- a centre, such as the capacity to
d atmosphere. Consumers
increasingly desire positive sensory consumption experiences, rather than just
visiting a shopping centre for utilitarian purposes.
The physical appearance of a location as determined by the visual aesthetic, quality
of the public realm, storefronts, building appearance, cleanliness, lighting and floral
displays, is an important visual cue which visitors use to judge (often subconsciously)
how appealing a centre is. Store appearance is used as a cue by customers to infer
Factors such as litter have a negative impact upon how people perceive space not
only does litter reduce p
think that crime is more prevalent.
Place management is needed to develop effective partnerships to tackle different
aspects of town and city centre decline (leisure provision, public health, cleanliness,
poor image, publicity, etc.) and to develop competitive advantage through the
maintenance and/or strategic development of both public and private areas and
interests within town centres. With the recent emergence of localism agendas and

Knightsbridge,
Kensington High
Road West,
Fulham Road

High Street
Kensington,
Knightsbridge,

West, South
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Management,
BIDs

6.
Necessities

Car parking,
amenities,
general
facilities

As a focal point for a range of activities and a place for meeting and gathering, the
high street should be equipped with basic amenities and facilities such as car and
bicycle parking, benches and other street furniture, rain and shade structures, street
lights, public toilets, water fountains, playgrounds etc

7. Anchors

Presence of
anchors which
give locations
their basic
character and
signify
importance

An anchor can be described as any type of attraction or infrastructure that increases,
through its name and/or function, the presence of people on the high street. An
anchor has traditionally been a term synonymous with retailing, whereby a larger
fer
and thus increasing linked trips and pedestrian activity. However, an anchor can also
be a busy transport interchange (train and bus stations), a large employer (hospital
or university), or a social anchor (professional sports club, museum or community
centre).
Non-retail offer refers to the opportunities in a centre beyond retail. It includes bars
and restaurants; leisure, entertainment, arts, and culture; business and employment;
education; health services; and housing. Centres that have an attractive non-retail
offer become places that are interesting to spend time and live in and can result in
economic prosperity
Merchandise refers to the range, assortment, and quality of goods in a centre. It also
refers to whether a centre meets the needs of the catchment through the products
and services it offers. Merchandise is not only about availability, but also about
pricing, discounts, samples, etc. that customers benefit from. Merchandise is about
creating brand and place loyalty and on capitalising on positive local sentiment.

equally important pieces of the place management puzzle. BIDs assume the
responsibility to provide a voice for local businesses, to
market the defined area, and to create a more appealing environment that can boost
direct and indirect investment for the place.
Ensuring that basic amenities are present and maintained plays an important role in
the attractiveness of the high street. Research highlights that addressing a lack of
general amenities is an important aspect that is generally ignored in discussions
regarding the design and implementation of high street revitalization projects. Giving
prominence to attributes within the high street that offer convenience to people can
give a positive image to the high street. Such attributes include ease of car access,
ease of parking, provision of public toilets, and a compact high street design.
An anchor within the high street is an important element of competitiveness and

Attractions,
entertainment,
non-retail offer,
leisure offer

9.
Merchandis
e

Range/quality
of goods,
assortments,
merchandising

10. Walking

Walkability,
pedestrianisati
on, crossshopping,
linked trips,
connectivity

This refers to how walking-friendly an area is, the quality of walking conditions,
including safety, comfort, and convenience. Walkability in town and city centres has
health (i.e. improved fitness and public health), environmental (i.e. emission
reduction) and economic impacts (i.e. consumer cost savings and expenditure). It
encompasses the quality of the space, the presence and suitability of footpaths and
crossing points and the absence of temporary or permanent barriers (such as stairs
or roadworks) that might prevent some (i.e. people with disabilities) or all groups in
society to walk.

Centre
marketing,
marketing

Place marketing is traditionally concerned with the development and subsequent
promotion of a place product, as well as the construction of a sellable place image
that can highlight local difference and enhance a
operational sense, place marketing addresses the importance of coordinating
marketing activities to maximise value not only for target groups, but for local
communities and citizens as well.

Place marketing can be seen as an important instrument of the overall place
management strategy, building upon the notion of place attractiveness and place
satisfaction to create sellable images, messages and other forms of communication
and as a long-term endeavour to achieve policy goals related to economic and spatial
development.

The presence of strong networks and effective formal or informal partnerships is
particularly relevant in contemporary urban and/or local governance settings. The

The restructuring of governance mechanisms into networked forms that lead
towards collaborative arrangements that shift towards multidisciplinary

12.
Networks

Networking,
partnerships,
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All

Kensington High

Court, Notting
Hill Gate, Fulham
Road

8. NonRetail Offer

11. Place
marketing

Kensington,
Notting Hill Gate,
Portobello Road

non-retail offer are key in attracting people
into a centre. A diverse mix of shops and non-retail opportunities in a centre is
integral to ensuring its vitality and viability and a lack of it can lead to customer
dissatisfaction.
The breadth and depth of merchandise is considered by many shoppers as the most
important cognitive/physical attribute shaping perceptions regarding town centre
image. Lack of merchandise combined with a weak retail offer can pose serious
threats to the vitality and viability of a town, particularly when it is in close proximity
to a bigger centre or an out-of-town shopping centre that can offer a wide range of
merchandise, among other benefits.
Centres with unobstructed, logical, and safe pedestrian walkways can generate
positive economic benefits due to encouraging increased footfall and linked
shopping trips. Pedestrian-friendly centres encourage cross-shopping trips, and
hence have economic benefits. Once walking, people are far more likely to engage
with the centre, to make purchases, interact with other community members, and
build place attachment. Walking can also promote community health and well-being,
reduce carbon emissions, and make centres more liveable.

High Street
Kensington and

Kensington High
Road West,
Knightsbridge,
Notting Hill Gate,
Brompton Cross,
Fulham Road
High Street
Kensington,

West,
Knightsbridge,
South
Kensington
All
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and
partnership
working
with
council

13. Vision
and
strategy

community
leadership,
retail/tenant
trust,
tenant/manage
r relations,
strategic
alliance,
engagement
Leadership,
collaboration,
area strategy

14.
Accessible

Convenience,
accessibility

Accessibility of a town centre or high street refers to its ease of reach, and to how
convenient it is to access it. It encompasses access to urban opportunities such as
health care facilities, sources of employment, shopping, leisure, etc. Accessibility is
about connecting citizens with opportunities and removing constrains such as
excessive travel time or cost.

15.
Diversity

Range/quality
of shops,
comparison/co
nvenience,
chain vs
independent
Sales/turnover,
place
attractiveness,
vacancy rates,
retail spend

Diversity is about facilitating a variety of offers that makes a place attractive to live
and work in. It refers to town centre offers and the importance around the shifting
temporalities of these, as places are vibrant and viable at different times of the day,
week and year, attracting different markets for a range of activities.

16.
Attractiven
ess

17. Markets

18.
Recreation
al space

Traditional
markets, street
trading

Recreation
areas, public
space, open
space

in place management, planning, and policy processes necessitates trust and
communication between all place stakeholder groups in order to forge
collaborations that can positively influence the high street.

management teams are important prerequisites towards a networked-relational
place management approach in towns and cities.

A vision and strategy sets out the long-term action for town centres and high streets
and provides a clear overview of how it will be achieved and by when.

A vision and strategy allows long-term change to be delivered in a centre. It responds
to the needs of the place and addresses threats and weaknesses. It builds on the
places strengths and opportunities to make more vibrant and viable town centres.
They need to be developed with a range of stakeholders as no one entity can deliver
everything.
Accessibility is directly linked to number of visitors and the vitality and viability of
town centres. It can improve the diversity of retail and non-retail offer, as well as
bring about employment opportunities and economic prosperity (i.e. property value).
Ease of access can be translated into decision to travel and, consequently, which
shops or establishments (e.g. retail or non-retail) are visited. Lack of accessibility can
thus be translated into a decay in retail expenditure in high streets.
-retail offer (e.g. bars and restaurants,
public services such as education, greenspace, and leisure/entertainment facilities)
are a key determinant of attracting people into a centre. A diverse mix of shops and
non-retail opportunities in a centre is integral to ensuring its vitality and viability. It
has been found that lack of variety in store type on offer in a centre can lead to

footfall. Attractiveness can be perceived through a number of aspects such as the
image and reputation of the town centre, the town centre branding and marketing as
well as its international profile for e.g. tourism, the town signature type and also how
it is portrayed in media/social media. As such, consumer perception of attractiveness
of centre is about more than just the retail offer, it is about the overall experience,
and entertainment and leisure.
Markets in general have existed at the core of UK town and city centres since the
Middle Ages and a few date back at least a millennium. They add to the pleasure of
the customer experience and traditional markets are also inherently more likely to
sell locally produced goods. Markets have changed and evolved over time as they
have come to face new challenges, but they take their place as signifiers for local
identity, providing colour and character and focusing on regional wares and
specialities.

Recreational space refers to the amount and quality of recreational areas and public
space/open space. It is important for workers and residents in a town/city centre as
well as visitors.
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Attractiveness of a centre is a key determinant for driving footfall and increasing the
Attractiveness
affects the atmosphere of a place and consumer and business satisfaction are strong
indicators of centre attractiveness.
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Markets matter economically, socially and politically and have a significant impact on
footfall. Markets have long been important to the health of town and city centres and
can provide towns with a competitive advantage as functioning, attractive markets
can be a catalyst for nearby investment by retailers. Markets can behave as anchors
for centres and increase the attractiveness of the place, which in turn can generate
more footfall. Research shows that high streets with an operating market can
significantly increase footfall.

Portobello Road,
Westbourne
Grove, High
Street
Kensington,

Positive interactions with the physical setting of a place can lead to a sense of place
attachment, particularly when the local community becomes involved with its
maintenance, for example of a public park. Furthermore, well-maintained
recreational space can also contribute to the perceived attractiveness of a place and
create a place in which people can build a sense of community. It has been found that

Road East,
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19. Barriers
to entry

Barriers to
entry,
landlords

20.
Safety/crim
e

A centre KPI
measuring
perceptions or
actual crime
including
shoplifting

21.
Adaptabilit
y

Retail
flexibility, retail
fragmentation,
retail unit size,
store
development
Liveability,
personal
services, mixed
use

22. Liveable

Barriers to entry refer to the obstacles and fixed costs that new businesses or startups need to incur in order to enter a new market or industry. In the context of the
high street, barriers to entry also refer to hindrances that are associated with the
profile and characteristics of the location (land prices, rents, vacancy rates, whether
there is ground for development, absence/presence of competitors, land uses,
commercial lease agreements etc) and the macro-environment (business rates,
taxes, the presence of alternative trading channels such as internet retail).
Safety/crime refers to the levels of street crime and shop theft, and perceptions of
safety within a centre by day and night. It also includes levels of personal
vulnerability and anti-social behaviour. Perceptions of crime are usually higher than
actual crime rates and it therefore becomes important to monitor these and
communicate results to stakeholders.

Adaptability refers to the flexibility of the space, property and operators in a centre.
It is about the flexibility of the planning system and how units can be re-let or repurposed. It also involves how adaptable retailers are to change their type or style of
retail activities in relation to potential shifting consumer behaviour and catchment
needs.
Liveable refers to the resident population or potential for residence in the centre.
Having town centre residents supports many businesses, particularly food shops,
cafes, restaurants; that is, retail and non-retail offer that can improve the vitality and
viability of a centre. A liveable place is concerned with quality of life and community
wellbeing.
Planning for redevelopment of the high street or a town centre is a complex process
involving developers, planners, landowners, investors, community groups, and
businesses. Redevelopment plans can often exclude and silence the relevant and
most vulnerable stakeholder groups (e.g. small businesses, consumers, residents) in
capital and desensitise people from their place.

23.
Redevelop
ment Plans

Regeneration

24.
Functionali
ty

Degree to
which centre
fulfils a role
(e.g. service
centre,
employment
hub, residential
centre, tourist
centre)

Functionality refers to the various purposes that towns serve. For example, as a
service centre, employment centre, residential centre, tourist centre, etc. In some
locations certain functions dominate but others have more of a multifunctional
economy. Research has demonstrated that understanding these functions is
important before visions, strategies and other interventions are planned.

25.
Innovation

Opportunities
to experiment,
retail
innovation

Innovation refers to transformation that is not just dependent on traditional
investment and development but includes place leaders and partnerships being
creative and experimenting in their approaches to town centre development. This
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customers tend to attach high value to places such as parks and greenspace during
their visits to centres, since they offer opportunities for relaxation and socialisation
away from the core shopping activity.
Considering the rapid expansion of online trading, having high entry barriers may be
very detrimental to the vitality and viability of the high street, as it can affect the
attractiveness of the location and lead to unstable employment and a nonfunctioning trading environment. Lack of prohibitive barriers to entry can give the
possibility for small independents and specialist retailers to enter the high street
easily, and the entry and exit rates of stores will then be mostly subject to the
demand for such stores.
Perceptions of safety and crime rates significantly influence the vitality and viability
of a centre. For example, high crime rates not only impact on public health and
admissions to A&E, but lack of safety can also affect the economic health of a centre
as shoppers may refrain from staying late or venturing to the centre at all. This in turn
influences store retention as lack of customers or high number of thefts can lead to
closures. More abstract factors such as litter and empty retail units also impact on
how safe a place is perceived to be.
The adaptability of a centre can significantly influence its vitality and viability both
socially and economically. By facilitating flexibility, the centre can increase
employment and business opportunities and potentially attract investment. This, in
turn, can result in a reduction in vacant spaces, influencing other factors such as
retail offer and diversity.

Portobello Road,
Notting Hill Gate

Liveable centres are translated into employment opportunities, improved public
health, more compact and connected centres where people use active forms of
transports, creating positive experiences and strong community feelings, where
residents are proud of their place and claim ownership in its maintenance and
development.
Planning in high streets and town centres has been focused in recent years on
attracting retailers. However, the rise of internet retailing and the increasing
competition from out-of-town shopping centres and retail parks means that planning
legislation needs to accommodate strategies for housing, commercial, and office
developments, and the development of spaces that create walkable, safe,
comfortable, and interesting environments. The old model of accommodating the car
user and the retailer is increasingly problematic.
A centre that has many functions brings economic benefits, as this attracts visitors
and people who spend time and money for multiple reasons; tourism, leisure
purposes, working in the area, and living there. Ultimately, this type of centre
maintains the image of the town centre as the centre of the community. Centres that
are visited for many reasons and do not rely on a particular activity are
more resilient to change. For example, a town centre that heavily relies on retail to
survive can suffer the consequences of online shopping to a greater extent, than a
centre that also thrives
because of its entertainment offer. Getting the balance right is important so that

All

Innovation often results in resilience and allows centre to respond to long- and shortterm challenges. Through an innovative approach, towns centres can react to retail
spaces that have become vacant as a consequence of, for example, online shopping.
Being creative is a must to find alternative uses for these spaces (e.g. community
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approach could include encouraging pop-up shops, festivals, events, and community
use of redundant retail space.

exhibitions, pop-up markets, etc.). Innovation allows flexibility and temporary
solutions (such as pop-up stores) that are quick to implement and give a sense of
investment.
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