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1. Introduction 
1.1 New Local Plan Review 
1.1.1 The Council is undertaking New Local Plan Review (NLPR) to ensure we have an 

up-to-date and fit-for-purpose Local Plan to guide the development of the 
Borough and reflect our values.  

1.1.2 The purpose of this Policy Formulation Report (PFR) is to demonstrate how the 
following policies within Chapter 5 – Town Centres NLPR have been developed 
and evidenced to a level of detail which cannot be included in the NLPR document 
itself: 

• TC1: Location of new town centre uses 
• TC2: Development within town centres 
• TC3: Diversity within town centres 
• TC4: The evening economy 
• TC5: Local shopping and other facilities which support the walkable 

neighbourhood 

1.2 Existing Local Plan 
1.2.1 This topic of the NLPR relates primarily to the following policies within the Local 

Plan:  
 
CO2: Strategic Objective for Fostering Vitality 
 
Chapter 19: Fostering Vitality 
Policy CF1: Location of new shop uses 
Policy CF2: Retail development within town centres 
Policy CF3: Diversity of uses within town centres 
 
Policy CK3: Walkable neighbourhoods and neighbourhood facilities  
 

1.2.2 The following policies considering town centre uses have been saved.  They will 
form part of the NLPR: 

• CF4: Street Markets 
• CF7 Arts and Cultural Policies 

 

1.2.3 The remaining policies in the former Fostering Vitality chapter are considered in 
separate policy formulation reports for hotels and for businesses. 

1.3 Key issues and policy drivers 
1.3.1 The Council recognises that the NLPR must address the issues which allow the 

Council to help maintain the vitality and the viability of our town centres.  It must 
do this in a period when the nature of retailing is changing as is the way that 
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people choose to use town centres. It is also a period when some of the tools we 
have had to try to maintain a balance of uses within a town centre have been 
removed by changes to the GPDO. 
 

2. Legislation, policy and guidance context 
2.1 Introduction 

2.1.1 The existing Local Plan Policy CR1 was adopted in 2019 and is concerned with 
appropriate locations for new town centre uses.  It has been replaced as Policy 
TC1. TC1 is similar to CF1 but has been amended to reflect the changes to the 
use class order and the changes to  policies within the London Plan (2021) as 
relevant to town centres and new town centre uses. 

2.1.2 Proposed Local Plan Policy TC2 is very similar the existing CF2, in being 
concerned with the nature of new development within our existing town centres.  
However, it has been amended to recognise that all new development, and not 
merely new retail development, should be of a scale and nature that reflects the 
role of the centre. 

2.1.3 Existing Local Plan policy CF3 was a traditional town centre policy in that it 
introduced detailed frontage requirements to try to maintain an appropriate mix of 
town centre uses. Proposed Local Plan Policy TC3 has the same ambition but  
but reflects the changes to planning regulations and the freedoms offered by 
Class E, “commercial, business and services uses.”   

2.2 National    
NATIONAL PLANNING POLICY FRAMEWORK (NPPF) 

2.2.1 A central strand of the NPPF is to achieve sustainable development. Paragraph 8 
sets out the three strands, or overarching objectives, which must be addressed is 
sustainable development is to be achieved:  the economic, the social and the 
environmental.  The first two are of direct relevance to town centres and to town 
centres uses.   

a. an economic objective – to help to help build a strong, responsive and 
competitive economy, by ensuring that sufficient land of the right types is 
available in the right places and at the right time to support growth, innovation 
and improved productivity; and by identifying and coordinating the provision 
of infrastructure;  

b. a social objective – to support strong, vibrant and healthy communities, by 
ensuring that a sufficient number and range of homes can be provided to 
meet the needs of present and future generations; and by fostering a well-
designed and safe built environment, with accessible services and open 
spaces that reflect current and future needs and support communities’ health, 
social and cultural well-being; 
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2.2.2 Paragraph 20 considers strategic policies. These should set out an overall 
strategy for the pattern, scale and quality of development. It states that “sufficient 
provision” must also be made for “(a) employment, retail, leisure and other 
commercial development and (b) community facilities (such as health, education 
and cultural infrastructure.” 

2.2.3 Paragraph 22 states that the strategic policies dealing with these issues, “should 
look ahead over a minimum 15 year period form adoption.” 

2.2.4 Paragraph 23 states that, “strategic policies should provide a clear strategy for 
bringing sufficient land forward, and at a sufficient rate, to address objectively 
assessed need over the plan period.” 

2.2.5 Section 6 of the NPPF is concerned with “building a strong competitive economy.”  
this is relevant to town centres and town centre uses insofar as they help build 
this economy.  However, it is section 7, “ensuring the vitality of town centres” 
which is of direct relevance.  

2.2.6 Paragraph 86 states that, “planning policies and decisions should support the role 
that town centres play at the heart of local communities, by taking a positive 
approach to their growth, management and adaptation.” the paragraph goes on to 
include a list of what planning policies should do: 

a. define a network and hierarchy of town centres and promote their long-term 
vitality and viability – by allowing them to grow and diversify in a way that can 
respond to rapid changes in the retail and leisure industries, allows a suitable 
mix of uses (including housing) and reflects their distinctive characters;  

b. define the extent of town centres and primary shopping areas, and make 
clear the range of uses permitted in such locations, as part of a positive 
strategy for the future of each centre;  

c. retain and enhance existing markets and, where appropriate, re-introduce or 
create new ones;  

d. allocate a range of suitable sites in town centres to meet the scale and type of 
development likely to be needed, looking at least ten years ahead. Meeting 
anticipated needs for retail, leisure, office and other main town centre uses 
over this period should not be compromised by limited site availability, so 
town centre boundaries should be kept under review where necessary;  

e. where suitable and viable town centre sites are not available for main town 
centre uses, allocate appropriate edge of centre sites that are well connected 
to the town centre. If sufficient edge of centre sites cannot be identified, 
policies should explain how identified needs can be met in other accessible 
locations that are well connected to the town centre; and 

f. recognise that residential development often plays an important role in 
ensuring the vitality of centres and encourage residential development on 
appropriate sites 

2.2.7 The Glossary includes a definition of “primary shopping areas”, as a “defined area 
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where retail development is concentrated.” 

2.2.8 Paragraph 87 to 91 consider how a LPA should consider relevant planning 
applications. Paragraph 87 sets out the need for a “sequential test for planning 
applications for main town centre uses which are neither in an existing town 
centre nor in accordance with an up-to-date plan.”  It states that the, “main town 
centre uses should be located in town centres, then edge of centre locations; and 
only if suitable sites are not available (or expected to become available within a 
reasonable period) should out of centres sites be considered.” 

2.2.9 The Glossary to the NPPF defines what it considers to be an “edge of centre” 
location. 

“For retail purposes, a location that is well connected to, and up to 300 metres 
from, the primary shopping area. For all other main town centre uses, a location 
within 300 metres of a town centre boundary. For office development, this 
includes locations outside the town centre but within 500 metres of a public 
transport interchange. In determining whether a site falls within the definition of 
edge of centre, account should be taken of local circumstances” 

2.2.10 The Glossary also includes a list of it considers to be the “main town centre uses.” 

“Retail development (including warehouse clubs and factory outlet centres); 
leisure, entertainment and more intensive sport and recreation uses (including 
cinemas, restaurants, drive-through restaurants, bars and pubs, nightclubs, 
casinos, health and fitness centres, indoor bowling centres and bingo halls); 
offices; and arts, culture and tourism development (including theatres, museums, 
galleries and concert halls, hotels and conference facilities” 

2.2.11 Paragraph 90 considers the need for an impact assessment for retail and leisure 
development outside town centres, which are not in accordance with an up-to-
date plan.  It states that,  

“when assessing applications for retail and leisure development outside town 
centres, which are not in accordance with an up-to-date plan, local planning 
authorities should require an impact assessment if the development is over a 
proportionate, locally set floorspace threshold (if there is no locally set threshold, 
the default threshold is 2,500m2 of gross floorspace). This should include 
assessment of: 

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

b. the impact of the proposal on town centre vitality and viability, including local 
consumer choice and trade in the town centre and the wider retail catchment 
(as applicable to the scale and nature of the scheme). 

2.2.12 Section 8 is concerned with “promoting healthy and safe communities.”  
Paragraph 92 requires planning policies, “to achieve healthy, inclusive and safe 
places.” One of the methods to promote social interaction is through, “strong 
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neighbourhood centres” and through “local shops”. 

2.2.13 Paragraph 93 notes that planning policies should, “provide the social, recreational 
and cultural facilities and serves the community needs.” It includes a list of the 
areas which planning policies should address.  They should: 

a. plan positively for the provision and use of shared spaces, community 
facilities (such as local shops, meeting places, sports venues, open space, 
cultural buildings, public houses and places of worship) and other local 
services to enhance the sustainability of communities and residential 
environments;  

b. take into account and support the delivery of local strategies to improve 
health, social and cultural well-being for all sections of the community;  

c. guard against the unnecessary loss of valued facilities and services, 
particularly where this would reduce the community’s ability to meet its day-
to-day needs;  

d. ensure that established shops, facilities and services are able to develop 
and modernise, and are retained for the benefit of the community; and  

e. ensure an integrated approach to considering the location of housing, 
economic uses and community facilities and services 

NATIONAL PLANNING PRACTICE GUIDANCE (NPPG): TOWN CENTRES AND 
RETAIL 

2.2.14 This section of the NPPG notes that LPAs can take a leading role in promoting a 
positive vision of town centres, by bringing together stakeholders and by 
supporting sustainable economic and employment growth.   

2.2.15 It notes the role that a range of complementary uses can have in supporting the 
vitality of town centres.  

“A wide range of complementary uses can, if suitably located, help to support the 
vitality of town centres, including residential, employment, office, commercial, 
leisure/entertainment, healthcare and educational development.” 

2.2.16 The guidance also stresses the role that residential uses can have in supporting 
centres.   

“Residential development in particular can play an important role in ensuring the 
vitality of town centres, giving communities easier access to a range of services.” 

2.2.17 The guidance also recognises the potential that evening and night-time activities 
can have in supporting town centres: 

“Evening and night time activities have the potential to increase economic activity 
within town centres and provide additional employment opportunities. They can 
allow town centres to diversify and help develop their unique brand and offer 
services beyond retail. In fostering such activities, local authorities will also need 

https://www.gov.uk/guidance/ensuring-the-vitality-of-town-centres
https://www.gov.uk/guidance/ensuring-the-vitality-of-town-centres
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to consider and address any wider impacts in relation to crime, noise and 
security.” 

2.2.18 The guidance considers the planning tools available to local planning authorities 
to help them shape and support town centres.  It notes the importance of the 
development plan, and the ability to define primary and secondary retail 
frontages, but does not offer assistance on how this will work in practice given the 
flexible Class E, commercial, business and service use class. (002 Reference ID: 
2b-002-20190722) 

2.2.19 Paragraph: 004 Reference ID: 2b-004-20190722 considers town centre 
strategies, and notes that strategies can be uses to establish: 

• the realistic role, function and hierarchy of town centres over the plan period. 
Given the uncertainty in forecasting long-term retail trends and consumer 
behaviour, this assessment may need to focus on a limited period (such as 
the next five years) but will also need to take the lifetime of the plan into 
account and be regularly reviewed. 

• the vision for the future of each town centre, including the most appropriate 
mix of uses to enhance overall vitality and viability. 

• the ability of the town centre to accommodate the scale of assessed need for 
main town centre uses, and associated need for expansion, consolidation, 
restructuring or to enable new development or the redevelopment of under-
utilised space. It can involve evaluating different policy options (for example 
expanding the market share of a particular centre) or the implications of wider 
policy such as infrastructure delivery and demographic or economic change. 

• how existing land can be used more effectively – for example the scope to 
group particular uses such as retail, restaurant and leisure activities into hubs 
or for converting airspace above shops. 

• opportunities for improvements to the accessibility and wider quality of town 
centre locations, including improvements to transport links in and around 
town centres and enhancement of the public realm (including spaces such as 
public squares, parks and gardens). 

• what complementary strategies are necessary or appropriate to enhance the 
town centre and help deliver the vision for its future, and how these can be 
planned and delivered. For example, this may include consideration of how 
parking charges and enforcement can be made proportionate 

• the role that different stakeholders can play in delivering the vision. If 
appropriate, it can help establish the level of cross-boundary/strategic 
working or information sharing required between both public and private 
sector groups. 

• appropriate policies to address environmental issues facing town centres, 
including opportunities to conserve and enhance the historic environment 
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2.2.20 Paragraphs 009 to 012 consider the sequential approach and how it should be 
used in plan making.  It confirms the NPPF, in requiring a thorough assessment 
of the suitability, viability and availability of locations for main town centre uses, 
and the need to have a clearly explained reasoning of more central opportunities 
to locate main town centre uses are rejected. 

2.2.21 Paragraph 014 to 018 consider the impact test.  It reiterate the policy within the 
NPPF that ordinarily the impact test should only apply to proposals exceeding 
2,500 sq m.  However, it also notes that a different locally appropriate threshold 
can be set.   

In setting a locally appropriate threshold it will be important to consider the: 

• scale of proposals relative to town centres 

• the existing viability and vitality of town centres 

• cumulative effects of recent developments 

• whether local town centres are vulnerable 

• likely effects of development on any town centre strategy 

• impact on any other planned investment 

 

2.3 Regional 
THE LONDON PLAN (MARCH 2021) 

2.3.1 Policy SD4 is concerned with the Central Activities Zone.  Part F is of particular 
relevance as relates to Knightsbridge, an International centre.  

 
Policy SD4 
f) The vitality, viability, adaptation and diversification of the international shopping 
and leisure destinations of the West End (including Oxford Street, Regent Street, 
Bond Street and the wider West End Retail and Leisure Special Policy Area) and 
Knightsbridge together with other CAZ retail clusters including locally-oriented retail 
and related uses should be supported. 

 

2.3.2 Policy SD6: Town centres and high streets seeks to promote and enhance the 
vitality and viability of town centres. 

2.3.3 The vitality and viability of London’s varied town centres should be promoted and 
enhanced by:  

Policy SD6 

1) encouraging strong, resilient, accessible and inclusive hubs with a diverse 
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range of uses that meet the needs of Londoners, including main town centre 
uses, night-time economy, civic, community, social and residential uses  

2) identifying locations for mixed-use or housing-led intensification to optimise 
residential growth potential, securing a high-quality environment and 
complementing local character and heritage assets  

3) delivering sustainable access to a competitive range of services and activities 
by walking, cycling and public transport  

4) strengthening the role of town centres as a main focus for Londoners’ sense of 
place and local identity in the capital  

5) ensuring town centres are the primary locations for commercial activity beyond 
the CAZ and important contributors to the local as well as London-wide economy  

6) supporting the role of town centres in building sustainable, healthy and 
walkable neighbourhoods with the Healthy Streets Approach embedded in their 
development and management. 

 

2.3.4 Policy SD6 goes on to note that: 
 

B)  The adaptation and diversification of town centres should be supported in 
response to the challenges and opportunities presented by multi-channel 
shopping and changes in technology and consumer behaviour, including 
improved management of servicing and deliveries. 

  
C)  The potential for new housing within and on the edges of town centres should 

be realised through mixed-use or residential development that makes best 
use of land, capitalising on the availability of services within walking and 
cycling distance, and their current and future accessibility by public transport.  

 
D)  The particular suitability of town centres to accommodate a diverse range of 

housing should be considered and encouraged, including smaller 
households, Build to Rent, older people’s housing and student 
accommodation.  

 
E)  The redevelopment, change of use and intensification of identified surplus 

office space to other uses including housing should be supported, taking into 
account the impact of office to residential permitted development rights  and 
the need for affordable and suitable business space  

 
F)  The management of vibrant daytime, evening and night-time activities should 

be promoted to enhance town centre vitality and viability, having regard to the 
role of individual centres in the night-time economy and supporting the 
development of cultural uses and activity.  

 
G)  Tourist infrastructure, attractions and hotels in town centre locations, 

especially in outer London, should be enhanced and promoted  
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H)  The delivery of a barrier-free and inclusive town centre environment that 
meets the needs of all Londoners, including disabled and older Londoners 
and families with young children, should be provided. This may include 
Shopmobility schemes, the provision of suitably designed crossing points, 
dropped kerbs and tactile paving, seating and public toilets. 

 
I)  The varied role of London’s high streets should be supported and enhanced.  
 
J)   The provision of social infrastructure should be enhanced, particularly where it 

is necessary to support identified need from town centre and local residents, 
and facilities should be located in places that maximise footfall to surrounding 
town centre uses.  

 
K)  Safety and security should be improved, and active street frontages should be 

secured in new development, including where there are ground floor 
residential frontages. 

2.3.5 Policy SD7 Town Centres: development principles and Development Plan 
Documents reiterates the need for Development Plans to support the town centre 
first approach for new town centre uses.  It also encourages boroughs to define 
the detailed boundaries of its town centres, consider the protection of out-of-
centre high streets, develop policies to meet the objectives for its town centres, to 
review the extent of its town centres and to identify those centres which have a 
particular scope to accommodate new commercial development and higher 
density housing. 

 
Policy SD7 
When considering development proposals, boroughs should take a town  
centres first approach, discouraging out-of-centre development of main  
town centre uses in accordance with Parts A1 - A3, with limited exceptions  
for existing viable office locations in outer London (see Policy E1 Offices).  
Boroughs should: 
 
1) apply the sequential test to applications for main town centre uses,  
requiring them to be located in town centres. If no suitable town centre  
sites are available or expected to become available within a reasonable  
period, consideration should be given to sites on the edge-of-centres  
that are, or can be, well integrated with the existing centre, local walking  
and cycle networks, and public transport. Out-of-centre sites should  
only be considered if it is demonstrated that no suitable sites are (or  
are expected to become) available within town centre or edge of centre  
locations. Applications that fail the sequential test should be refused 
 
2) require an impact assessment on proposals for new, or extensions to  
existing, edge or out-of-centre development for retail, leisure and office  
uses that are not in accordance with the Development Plan. Applications  
that are likely to have a significant adverse impact should be refused 
 
3) realise the full potential of existing out-of-centre retail and leisure parks  
to deliver housing intensification through redevelopment and ensure  
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such locations become more sustainable in transport terms, by securing  
improvements to public transport, cycling and walking. This should not  
result in a net increase in retail or leisure floorspace in an out-of-centre  
location unless the proposal is in accordance with the Development Plan  
or can be justified through the sequential test and impact assessment  
requirements in Parts A(1) and A(2) above. 

2.3.6 Policy SD7(B) sets out how boroughs should support the town centres first 
approach within their development plans.   

 
Boroughs should support the town centres first approach in their  
Development Plans by: 
 
1) assessing the need for main town centre uses, taking into account  
capacity and forecast future need 
 
2) allocating sites to accommodate identified need within town centres,  
considering site suitability, availability and viability, with limited  
exceptions for existing viable office locations in outer London (see Policy  
E1 Offices). If suitable and viable town centre sites are not available,  
boroughs should allocate appropriate edge-of-centre sites that are, or  
can be, well integrated with the existing centre, local walking and cycle  
networks, and public transport 
 
3) reviewing town centre boundaries where necessary 
 
4) setting out policies, boundaries and site allocations for future potential  
town centres to accommodate identified deficiencies in capacity (having  
regard to Policy SD8 Town centre network and the future potential town  
centre classifications in Annex 1). 
 

 

2.3.7 Policy SD7(C) is concerned with the setting of detailed boundaries and the 
protection of our of centre parades. It is also concerned with policies to enhance 
existing centres and where necessary to review the extent of centres. It also sets 
out how a Council may identify centres that have a particular scope t I identify 
new commercial development and higher density housing. 

 
SD7(C) 
 
In Development Plans, boroughs should:  
 
1) define the detailed boundary of town centres in policy maps including the overall 
extent of the town centre (taking into consideration associated high streets which 
have particular economic or social value) along with specific policy-related 
designations such as primary shopping areas, primary and secondary frontages 
and night-time economy in light of demand/capacity assessments for town centre 
uses and housing  



 

13 
 

 
2) consider the protection of out-of-centre high streets as local parades or business 
areas and develop appropriate policies to support and enhance the role of these 
high streets, subject to local evidence, recognising the capacity of low-density 
commercial sites, car parks and retail parks for housing intensification and mixed-
use redevelopment (see Policy H1 Increasing housing supply)  
 
3) develop policies through strategic and local partnership approaches (Policy SD9 
Town centres: Local partnerships and implementation) to meet the objectives for 
town centres set out in Policy SD6 Town centres and high streets to support the 
development, intensification and enhancement of each centre, having regard to the 
current and potential future role of the centre in the network (Policy SD8 Town 
centre network 
 

2.3.8 Part D is concerned with assessing development proposals. Of particular 
relevance for the NLPR is the requirement that development proposals should 
ensure that, “commercial floorspace relates to the size and role and function of a 
town centre and its catchment” and that proposals should, “support the diversity 
of town centres by providing a range of commercial unit sizes, particularly on 
larger-scale developments.” 

2.3.9 Policy SD8: Town Centre network sets out the position of borough’s centres in the 
London town centre network, as per table A1.1 of Annex 2 of the London Plan.  It 
also sets out the broad function of each level of centre. These are reproduced 
below. 

 
Type of centre1 Designation 
International Centre 
London’s globally-renowned retail and 
leisure destinations, providing a broad 
range of high-order comparison and 
specialist shopping, integrated into 
environments of the highest architectural 
quality and interspersed with 
internationally-recognised leisure, culture, 
heritage and tourism destinations. These 
centres have excellent levels of public 
transport accessibility 

Knightsbridge 

 
1 Annex 2, The London Plan 
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Type of centre1 Designation 
Metropolitan Centre  
serve wide catchments which can extend 
over several boroughs and into parts of 
the Wider South East. Typically they 
contain at least 100,000 sqm of retail, 
leisure and service floorspace with a 
significant proportion of high-order 
comparison goods relative to convenience 
goods. These centres generally have very 
good accessibility and significant 
employment, service and leisure functions. 
Many have important clusters of civic, 
public and historic buildings. 

None 

Major Centres 
Typically found in inner and some parts of 
outer London with a borough-wide 
catchment. They generally contain over 
50,000 sqm of retail, leisure and service 
floorspace with a relatively high proportion 
of comparison goods relative to 
convenience goods. They may also have 
significant employment, leisure, service 
and civic functions 

King’s Road (East)  
Kensington High Street 

District Centres  
distributed more widely than Metropolitan 
and Major centres, providing convenience 
goods and services, and social 
infrastructure for more local communities 
and accessible by public transport, 
walking and cycling. Typically, they 
contain 5,000–50,000 sqm of retail, leisure 
and service floorspace. Some District 
centres have developed specialist 
shopping functions 

South Kensington 
King’s Road (West) 
Notting Hill Gate 
Fulham Road (Fulham Road West in the 
London Plan) 
Brompton Cross (Fulham Road East in 
the London Plan) 
 
The following centres are designated as 
District Centres within the London Plan 
but as “Special District Centres” within 
the Local Plan: 
Portobello Road 
Westbourne Grove 
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Type of centre1 Designation 
Neighbourhood Centres 
Typically serve a localised catchment 
often most accessible by walking, cycling 
and include local parades and small 
clusters of shops mostly for convenience 
goods and other services. They may 
include a small supermarket, sub-post 
office, pharmacy, laundrette and other 
useful local services. Together with District 
Centres they can play a key role in 
addressing areas deficient in local retail 
and other services.  
 
These smaller centres are not part of the 
London Plan’s hierarchy. 

Barlby Road, Ladbroke Grove (North), 
Golborne Road (North), North Pole 
Road, St Helen’s Gardens, Ladbroke 
Grove Station, All Saints Road, 
Westbourne Park Road, Clarendon 
Cross, Talbot Road, Latimer Road 
Station, Holland Park Avenue, Holland 
Road, Napier Road, Kensington High 
Street (West), Kensington High Street 
(Warwick Road), Thackeray Street, 
Pembroke Road, Earl’s Court Road, 
Earl’s Court Road North, Stratford Road, 
Gloucester Road, Cromwell Road Air 
Terminal, Gloucester Road (South), Old 
Brompton Road (West), Old Brompton 
Road (East), The Billings, Fulham Road 
(Old Church Street), Walton Street, 
Lowndes Street, Pont Street, Sloane 
Avenue, Elystan Street, Chelsea Manor 
Street, Lower Sloane Street and World’s 
End. 

 
Figure 2.1: Location of Higher Order Town Centres as designated within the Local 
Plan, 2019 
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2.3.10 Policy SD9: Town Centres: Local partnerships and implementation supports 
Councils forming strategic and local partnerships to help develop strong, resilient 
and adaptable town  centres. Town centre strategies will be a key role in this 
regard.  

A) Strategic and local partnership approaches should be supported and 
encouraged to develop strong, resilient and adaptable town centres, fulfilling 
their potential to accommodate growth and development. These partnerships 
may be in the form of town centre management, business associations, 
Neighbourhood Forums, trader associations and Business Improvement 
Districts, and should be inclusive and representative of the local community.  

B) The development of Town Centre Strategies is encouraged, particularly for 
centres that are undergoing transformative change, have projected declining 
demand, have significant infrastructure planned or are identified as future 
potential centres in Table A1.1. Town Centre Strategies should be produced in 
partnership at the local level in a way that is inclusive and representative of 
the local community.  

C) Regular town centre health checks should be undertaken to inform strategic 
and local policy and implementation.   

D) Boroughs should:  

1) introduce targeted Article 4 Directions where appropriate and justified to 
remove permitted development rights for office, light industrial and retail to 
residential in order to sustain town centre vitality and viability and to maintain 
flexibility for more comprehensive approaches to town centre housing and 
mixed-use intensification. When considering office to residential Article 4 
Directions in town centres, boroughs are encouraged to take into account 
guidelines in Annex 1 and Policy E1 Offices as well as local circumstances  

2) take a proactive and partnership-based approach to bring sites forward for 
redevelopment, supporting land assembly in collaboration with local 
stakeholders including, where appropriate, through the compulsory purchase 
process 

2.3.11 London Plan Policy E9: Retail, markets and hot food takeaways is concerned with 
the provision of a “successful, competitive and diverse retail sector”. Development 
Plans should: 

 
Policy E9(B) 
 
1) identify future requirements and locations for new retail development having 

regard to the town centre policies in this Plan and strategic and local evidence 
of demand and supply  

 
2) identify areas for consolidation of retail space where this is surplus to 

requirements 
 
3) set out policies and site allocations to secure an appropriate mix of shops and 
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other commercial units of different sizes, informed by local evidence and town 
centre strategies. Particular consideration should be given to the contribution 
large-scale commercial development proposals (containing over 2,500 sq.m. 
gross A Use Class floorspace) can make to the provision of small shops and 
other commercial units. Where justified by evidence of local need, policies 
should secure affordable commercial and shop units. 

2.3.12 The policy is also concerned with what Development Plans and development 
proposals should achieve. 

 
Policy E(C) 
Development Plans and development proposals should: 
 
1) bring forward capacity for additional comparison goods retailing particularly in 

International, Metropolitan and Major town centres  
 
2) support convenience retail in all town centres, and particularly in District, Local 

and Neighbourhood centres, to secure inclusive neighbourhoods and a 
sustainable pattern of provision where there is less need to travel  

 
3) provide a policy framework to enhance local and neighbourhood shopping 

facilities and prevent the loss of retail and related facilities that provide essential 
convenience and specialist shopping  

 
4) identify areas under-served in local convenience shopping and related services 

and support additional facilities to serve existing or new residential communities 
in line with town centre Policy SD7 Town centres: development principles and 
Development Plan Documents  

 
5) support London’s markets in their full variety, including street markets, covered 

markets, specialist and farmers’ markets, complementing other measures to 
improve their management, enhance their offer and contribute to local identity 
and the vitality of town centres and the Central Activities Zone  

 
6) manage existing edge-of-centre and out-of-centre retail (and leisure) by 

encouraging comprehensive redevelopment for a diverse mix of uses. 
 
7) manage clusters of retail and associated uses having regard to their positive and 

negative impacts on the objectives, policies and priorities of the London Plan 
including:  
a) town centre vitality, viability and diversity  
b) sustainability and accessibility  
c) place-making or local identity  
d) community safety or security  
e) mental and physical health and wellbeing 

2.3.13 Policy E9 is also concerned with the provision on hot food takeaway, resisting 
their provision close to primary and secondary schools. 
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D) Development proposals containing A5 hot food takeaway uses should not be 
permitted where these are within 400 metres walking distance from the entrances 
and exits of an existing or proposed primary or secondary school. Boroughs that 
wish to set a locally-determined boundary from schools must ensure this is 
sufficiently justified. Boroughs should also carefully manage the over-
concentration of A5 hot food takeaway uses within town centres and other areas 
through the use of locally-defined thresholds in Development Plans.  
 
E) Where development proposals involving A5 hot food takeaway uses are 
permitted, boroughs should encourage operators to comply with the Healthier 
Catering Commitment standards. Where justified, boroughs should ensure 
compliance with the Healthier Catering Commitment through use of a condition. 
 

2.4 Neighbourhood 
ST QUINTIN AND WOODLANDS NEIGHBOURHOOD PLAN 

2.4.1 The St Quintin and Woodlands Neighbourhood Plan forms part of the 
development plan for the St Quintin and Woodlands Area. It contains policies S1 
and S2 which relate to uses within the St Helens Gardens, North Pole Road and 
Barlby Road neighbourhood shopping parades (centres). These seek greater 
flexibility than that offered by the policies within the current Local Plan.  It should 
be noted both the policies within the Neighbourhood Plan and the Local Plan 
predate the flexibility offered by Class E of the GPDO.  

 
Policy S1 
Within the StQW area’s three neighbourhood shopping parades of St Helens 
Gardens, North Pole Road, and Barlby Road, to allow permanent change of use 
between;  
• A1/A2/A3  
• B1  
• D1- non-residential  
• D2 –  
Subject to amenity considerations. 

 
 

Policy S2 
Through increased flexibility on permitted use classes, to reduce the number of 
vacant shop units within the three neighbourhood shopping parades (North Pole 
Road, St Helens Gardens and Barlby Road) thereby creating new employment 
opportunities 

 

2.5 Local 
EXISTING LOCAL PLAN POLICY 

2.5.1 The existing Local Plan policies relating to shops and centres are: 
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• Policy CP1 Core Policy: Quanta of Development 

• Policy CK2 Local Shopping Facilities 

• Policy CF1 Location of New Shop Uses 

• Policy CF2 Retail Development within Town Centres 

• Policy CF3 Diversity of Uses within Town Centres 

• Policy CF4 Street Markets 

2.5.2 The Local Plan considers how much retail and employment floorspace is 
expected to be needed over the lifetime of the plan. Given the uncertainty 
associated with calculations of possible retail need the Local Plan includes a 
target to 2023 only. This was to provide 9,700 sqm of retail floorspace across the 
Borough (Local Plan Policy CP1). 

2.5.3 To this end the Council identified a number of edge of centre sites adjoining 
Knightsbridge, the King’s Road, South Kensington and Brompton Cross as being 
potentially suitable for retail expansion. These sites are theoretically of a size that 
should be capable of meeting that need that could not be accommodated within 
the existing centres. 

2.5.4 Chapter 31 of the Local Plan, Fostering Vitality, contained a suite of policies 
which considers how any application concerning town centre uses should be 
assessed. 

2.5.5 Local Plan Policy CF1 considers the appropriate locations for new town centre 
uses. Its ambition is to “ensure vital and viable town centres through a town 
centre first approach to new retail floorspace”, accompanied by the sequential 
assessment and, where appropriate an impact assessment.  He Local Plan also 
named a number of areas where new centres were supported.   

 
Policy CF1: Location of new shop uses 
 
The Council will ensure vital and viable town centres through a town centre first 
approach to new retail floorspace. To deliver this the Council will:  
 
a. support the creation of new shops and new shop floorspace within town 
centres;  
 
b. require new retail development with a floor area of 400sq.m (gross external) or 
more to be located within existing and proposed town centres, or where no 
suitable sites can be identified within these centres, within sites immediately 
adjoining them;  
 
c. permit new shops (A1) of less than 400sq.m (gross external) in areas of retail 
deficiency as shown on the plan within Chapter 18 (Keeping Life Local);  
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d. support the establishment of new centres in the Latimer and Kensal areas to 
address identified retail deficiency and support the establishment of a new centre 
in the Earl’s Court and West Kensington Opportunity Area with retail provision to 
serve the day-to-day needs of the development. Any new centre must comply 
with the requirements of the NPPF, and be of a scale that does not have an 
unacceptable impact on existing centres;  
 
e. require, where proposals for new retail development do not comply with parts 
(a) to (d), that it is demonstrated either: 
 
 i. that the development would meet the requirements of the sequential 
assessment; and that the development will not have an unacceptable impact on 
existing centres; or  
 
ii. that the new floorspace would underpin the Council’s regeneration objectives 
and the vitality of any existing centre will not be harmed and when within an 
Employment Zone, support the business function of that area. 

2.5.6 Local Plan Policy CF2 considers retail development within town centres. The 
ambition is to, “promote vital and viable town centres and ensure the character 
and diversity of the Borough’s town centres is maintained.” The relevant parts of 
the policy are as follows. To deliver this the Council will: 

 
a) require the scale and nature of development within a town centre to relate to 

the size, role and function of that town centre, to reflect the position of the 
centre within the retail hierarchy and to assist in the implementation of the 
vision for that centre; and  

 
b) require a range of shop unit sizes in new major retail development, and resist 

the amalgamation of shop units, where the retention of the existing units 
contributes to achieving the vision for the centre. 

 

2.5.7 Local Plan Policy CF3 states “The Council will secure the success and vitality of 
our town centres by protecting, enhancing and promoting a diverse range of 
shops and by ensuring that these uses will be supported, but not dominated by, a 
range of complementary town centre uses”. 

2.5.8 This will be achieved through criteria which set out what the appropriate balance 
of uses will be in the primary and secondary shopping frontages of the Borough’s 
larger centres. In essence the policies seek to maintain the highest 
concentrations of shop uses within the primary shopping frontages (80% of units), 
with scope for some more diversification in the secondary areas (50% of units 
being in retail uses). 

2.5.9 A different approach is taken within the neighbourhood centres, where all shops 
will be protected unless change of use is proposed to a social and community 
use, and where 66% of the frontage remains in a shop use. 

2.5.10 As noted above, this policy has largely be overtaken by events with the flexibility 
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offered under Class E of the GPDO, although the Counicl notes that former A4 
and A5 uses no not fall within Class E. 

2.5.11 Local Plan Policy CF4 considers street markets. It states that “the Council will 
ensure that the street markets remain a vibrant part of the Borough’s retail offer”. 

2.5.12 Local Plan Policy CK2 considers local shopping facilities. It states that “the 
Council will ensure opportunities exist for convenience shopping ...across the 
Borough”.  To this end, the Council will 

2.5.13  
a. Protect individual shops outside of centres 
b. Resist the loss of public houses 
c. Resist the loss of restaurants and cafes and financial and profession services 

outside of the higher order town centres. 

2.6 Summary 
 
Date Document Organisation 
June 2019 
(as 
amended) 

National Planning Policy Framework 
Paragraphs 8,20, 22,23 and 85-92. 

DLUHC 

September 
2020 

National Planning Practice Guidance (NPPG): 
Town centres and retail  

DLUHC 

Mar 2021 The London Plan  
Policies SD4, SD6, SD7, SD8, SD 9, E9 and 
E10. 
 

Mayor of 
London 

July 2018 St Quintin and Woodlands Neighbourhood Plan  
Policy S1 and S2 

St Quintin and 
Woodlands 
Neighbourhood 
Forum 

https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF_Feb_2019_revised.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/810197/NPPF_Feb_2019_revised.pdf
https://www.gov.uk/guidance/ensuring-the-vitality-of-town-centres
https://www.london.gov.uk/sites/default/files/the_london_plan_2021.pdf
https://www.rbkc.gov.uk/sites/default/files/atoms/files/St%20Quintin%20and%20Woodlands%20Neighbourhood%20Plan%20-%20July%202018_0.pdf
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3. Evidence base 
 
3.1 The Council employed Urban Shape to carry out a retail and leisure needs study 

to inform the emerging Local Plan.  

3.2  This has two parts, which should be read together. 
• The Retail and Leisure Needs Assessment (RLNA) (November 2021).   

• Future Town Centres. (November 2021) 

3.3 These provide an up-to-date assessment of the need for comparison and 
convenience floorspace, the need for leisure uses, a SWAT analysis and town 
centre health checks for our larger centres. 

3.4 This data is supplemented by the Council’s own town centre surveys. These are 
usually carried out on an annual basis and reported in the AMR. They include a 
breakdown of differing uses within our town centre as well as an assessment of 
vacancy. However, the Covid-19 restrictions mans that no surveys were carried 
out in either 2020 or 2021.  A survey was carried out in the summer of 2022 and 
will be reported when available. 

3.5 The Council also carries out completion surveys, which included an assessment of 
the development pipeline or a range of town centre uses. This information was 
used to inform the Retail and Leisure Needs Assessment.  The 2021/21 data will 
be reported as soon as it is available. 
 

Retail and leisure need 
 
Comparison need 

3.6 The RLNA considers the need for additional comparison goods floorspace over 
time, by sub area.  The comparison goods assessment has assumed that the 
borough will maintain existing market share and the model has forecast the need 
for new comparison floorspace to the years 2026, 2031, 2041 and the end of the 
plan period or 2043. 

3.7 The RLNA concludes that, “there is currently no need for additional comparison 
goods floorspace over the plan period”.  (Para 16.54)  It goes on to note that,  
“The reasons for this are consistent with identified national trends.  Expenditure 
growth has been hit in the short to medium term as a consequence of Covid-19, 
SFT is substantially greater through accelerated trends, and the rate that existing 
floorspace is absorbing expenditure continues to remain strong (claiming a high 
proportion of expenditure growth).  More locally, population growth in the borough 
is substantially more constrained than elsewhere in the sub-region.” 

https://planningconsult.rbkc.gov.uk/gf2.ti/f/1364450/124980517.1/PDF/-/07%20Town%20Centres%20RLNA%20Jan%2022.pdf
https://planningconsult.rbkc.gov.uk/gf2.ti/f/1364450/124980421.1/PDF/-/07%20Town%20Centres%20Future%20Nature%20of%20Centres%20Jan%2022.pdf
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3.8 By the same token, the level of “over supply” is extremely modest (just 1,095 sqm 
to 2043).  The RLNA concludes in this regard that, “the over-supply is not currently 
substantial, so that doesn’t raise a huge concern in the respect of the need to lose 
space.”   

3.9 This has important implications in terms of plan making.   

3.10 In terms of future supply, this demonstrates that there is no need for the NLPR to 
identify new sites to accommodate un-met need – as there is no un-met need. The 
RLNA notes that, “The absence of ‘need’ does not preclude quality redevelopment 
coming forward in town centres in order to enhance and consolidate, and also to 
replace unwanted vacant space, but it does mean there is no need to allocate 
sites on the edge of, or outside town centres to accommodate additional 
comparison goods floorspace.” (para 18.35) 

 
Convenience need 

3.11 The RLNA has carried out a similar assessment for the need for future 
convenience floorspace.  It concludes that: 
“The quantitative analysis does, however, identify a strong level of residual 
expenditure sufficient to support additional convenience goods floorspace across 
the borough.  The projections forecast need for 9,611 sq m net by 2026, 9,335 sq 
m net by 2031, 9,154 sq m net by 2036, 9,036 sq m net by 2041, falling 
marginally to 8,918 sq m net by 2043.  It should be noted that projections beyond 
2026 should be treated with caution given growing margins of error over longer 
time periods, and an ongoing uncertain economy.” 
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3.12 The study notes that: 
“the high level of convenience goods need is driven almost entirely by the three 
major food superstores -Sainsbury’s, Cromwell Road; Sainsbury’s, Canal Way, 
Ladbroke Grove; and Tesco, West Cromwell Road. They have high trading levels, 
exceeding average company expectations.  Sainsbury’s, Cromwell Road and 
Tesco, West Cromwell Road both obtain most of their turnover from within the 
borough despite being located near the boundary.  Sainsbury’s, Canal Way, is 
located close to the borough boundary in the north, and has a significant inflow of 
trade from Zones 4 and 5, from outside the borough.” 

3.13 The RLNA is satisfied that much of this need can be accommodated with existing 
stores, stating that the “three stores potentially have the capacity to absorb a 
proportion of identified nee within the existing physical formats.” This reflects that 
these stores are over trading – and that an over trading store does not necessarily 
lead to the need for additional floorspace.  

3.14 The RLNA recommends seeking to accommodate the future need for convenience 
floorspace in two ways.  It should be directed to: 

 
• the existing network of centres; and 

• the two major growth/ regeneration areas, Earl’s Court and Kensal 
Canalside.   
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Leisure need 

3.15 The RLNA has considered the need for new leisure uses.  It recognises that 
commercial leisure and cultural uses have played an increasingly important role in 
the vitality and viability of the borough’s town centres. 

3.16 It confirms the continued strength of the café and restaurant sector across the 
borough, and identifies a need for additional cafes in the Earl’s Court District 
Centre. The reforms to the GPDO means that these can be met within the E class, 
without the need for any particular policy intervention. 

3.17 The RLNA also confirms that, “is no need to plan for additional cinema provision” 
or for nightclubs. 

 
Conclusions 

3.18 The RLNA makes a number of recommendations.  With regard need for future 
floorspace, three are of particular relevance: 
RBKC10: There is no need to allocate sites outside town centres for comparison 
of leisure floorspace over the plan period. This should be kept under review, 
particularly beyond the first year period to 2026 

RBKC 11: Set out preferred locations and sites to meet the convenience need 
arising focusing on the network of town centres and Opportunity Areas in the first 
instance. 

RBKC12: Allocate strategic town and edge of centre sites for mixed use retail/ 
leisure development, and also the Kensal Canalside and Earls Court/ West 
Kensington Opportunity Area to meet the forecast need for convenience goods. 

 

Nature of the borough’s town centres 
3.19 The town centre health checks and SWAT analysis confirms that the borough’s 

centres are continuing to operate effectively. The Council should continue to retain 
the core retail function of the centres (Recommendation RBKC1) but at the same 
time seek to diversify the role of its town centres. (Recommendation RBKC2).  
This diversity will help improve the sustainability of the centres long term.  
However, a retail core must remain the essential primary function.  It is the 
function which remains a key driver of footfall. 

3.20 All of these indicators feed into the health of the borough’s centres 

3.21 Borough is fortunate in that most of its centres remain successful and well used 
despite the rapidly changing nature of the country’s retail sector, changes greatly 
accelerated with the Covid-19 crisis. Pre-covid, the larger centres attracted visitors 
from across the capital, and indeed, in the case of the King’s Road, Brompton 
Cross, Knightsbridge and Portobello Road, from across the world. We expect 
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these visitors to return as and when the restrictions are lifted. The most telling 
manifestation of this historic buoyancy relates to the generally low vacancy rates, 
which in the Summer of 2019 were just 7.3% for our larger centres. 

3.22 The RLNA (Future of Centres study) did consider vacancy rates in 2021, as 
centres were still recovering from the Covid lockdowns.  They noted that, in 2021, 
vacancy rates were rising, with Brompton Cross, Notting Hill Gate, Knightsbridge 
and Kings Road (East) having higher vacancy rates than the national average. 

 

3.23 However, these figures should be treated with caution.  They are at perhaps the 
hight of post covid closures and in addition will include units which are under 
construction/ redevelopment rather than merely standing vacant. 

3.24 “Success” can be measured in a number of ways. While vacancy rate is a key 
indicator, the Council has also strongly supported the different character of each 
centre. This can be manifested through the number of independent shops. In 2019 
34% of our units were characterised as “multiple retailers”. This ranged for just 
13% in the Portobello Road to 58% in the King’s Road (East). 

3.25 By the same token the Council supports the provision of convenience retail in our 
centres, although we do recognise that the nature of a retailer has never been 
within the remit of the planning system. In 2019 7.8% of all shops could be 
described as “convenience retail”, 5.9% of our larger centres and 11.6% of our 
neighbourhood centres.  

3.26 We expect to be in a position to update vacancy rates as well as the nature of 
units in our centres later in the summer, as and when we complete our 2022 town 
centre survey.  This report will be amended as appropriate to include the most up-
to-date figures. 

3.27 The RLNA recognises that the freedoms offered by Class E do mean that 
Councils have fewer tools that they one had to “curate” their centres.  However, it 
confirms the importance of the sequential test, to ensure that our town centres 
remain the principal concentrations for retail and other commercial uses. 
(Recommendation RBKC5 and RBKC7). 
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Hierarchy of centres 
3.28 The RLNA assessment carried out a series of health checks. This allowed them to 

review the borough’s centres and whether their position in the London hierarchy of 
centres remained appropriate.  It concluded that the hierarchy remains relevant. 
RBKC14: Retain the existing hierarchy of town centres 

 

SUMMARY 
 

Date Document Organisation 
December  
2021 

RBKC Retail and Leisure Needs Assessment Urban Shape  

November 
2021 

RBKC Future Town Centres  Hatch/ Urban 
Shape.  
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4. Options, consultation and Integrated Impact 
Assessment (IIA) 

4.1 Alternative options were consulted on as part of the borough Issues (September 
2020) and Issues and Options (July 2021) consultation documents. The 
Consultation Schedules and Consultation Summaries for these are set out in the 
Consultation Statement published alongside the Regulation 19 Publication 
Policies (October 2022) consultation document. Consultation responses have 
been reviewed and used to inform the development of, and modification to, the 
draft NLPR Policies.  

4.2 A breakdown of the public consultations undertaken by RBKC to inform the 
production of the NLPR is set out in the table below.  

 

Public Consultation Timeframe 

Borough Issues Consultation 29 September – 10 November 
2020 

Issues and Options 
Consultation 

26 July – 4 October 2021 

Regulation 18 Draft Policies 9 February – 23 March 2022 

Regulation 19 Publication  October 2022 

Figure xx : RBKC NLPR Consultation Timeline. 

a. The options considered through the consultations and within the Integrated Impact 
Assessment (IIA) are summarised below. 

b. The Council has considered the options particularly in light of the ‘tests of 
soundness’ which are set out in the NPPF: 
 

• Positively prepared – providing a strategy which, as a minimum, 
seeks to meet the area’s objectively assessed needs; and is informed 
by agreements with other authorities, so that unmet need from 
neighbouring areas is accommodated where it is practical to do so and 
is consistent with achieving sustainable development; 

• Justified – the plan should be the most appropriate strategy, when 
considered against the reasonable alternatives, based on proportionate 
evidence; 

• Effective – deliverable over the plan period, and based on effective 
joint working on cross-boundary strategic matters that have been dealt 
with rather than deferred, as evidenced by the statement of common 
ground; and 

• Consistent with national policy – enabling the delivery of sustainable 
development in accordance with the policies in this Framework 
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NEW TOWN CENTRE USES 

4.3 The  options and alternatives considered under Policy TC1 for the location of 
new town centre uses relate to the “town centre first” principle and the need for 
an impact assessment. The approach taken for new E class business uses is 
considered in a separate policy formulation report. 

Town Centre first 

4.4 Policy TC1(A) and (B) endorses a town centre first approach/ sequential test for 
new town centre uses. The alternatives considered are: 
 

Option Status Reason 
1 The Council will continue to 

take a town centre first 
approach to new shops 
and other town centre 
uses. 

Preferred 
option 

“Town centre first” and the 
sequential test is consistent 
with national policy being 
central to the Government’s 
approach to the location of 
new town centre uses. This is 
explicit within the NPPF (para 
86), the NPPG and the 
London Plan.  
 
It is an approach which 
supports the vitality of our 
town centres – by 
encouraging concentrations 
of town centre uses in highly 
accessible town centre 
locations. These are the 
locations best served by 
public transport, so will 
reduce reliance on the 
private car. As such it is a 
form of sustainable 
development. 
 
The Council has identified 
two additional neighbourhood 
centres in the Earl’s Court 
and Kensal Canalside 
opportunity areas.  These will 
have two main functions. 
They will add to the sense of 
the place, but also meet the 
local convenience needs of 
those living within the newly 
created places as well as 
accommodating some of the 
need for the modest amount 
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Option Status Reason 
of additional convenience 
floorspace (9,000 sq m) 
identified by the RLNA.  
 
The RLNA recommends 
directing some of the need 
for convenience floorspace to 
these two opportunity areas. 
 
The Council is satisfied that 
most other retail floorspace 
can be located within existing 
town centres. These is a 
further recommendation of 
the RLNA.  This can be done 
in two main ways, including a 
retail element within the site 
allocations for sites which lie, 
or immediately adjoin our 
centres; and through the 
filling of vacant unit. 
 
Allocations. 
The NLPR includes two site 
allocations (other than the 
OAs) which include an 
element of retail; SA9 
(Newcombe House) and 
SA10 (Harrington Road 
Carpark) 
 
Vacancies. 
Notwithstanding the 
allocations, the 8,900 q m of 
convenience retail floorspace 
requires is just 0.02% of the 
estimated 400,000 of retail 
and other former A class 
floorspace within existing 
centres. This can easily 
accommodated naturally by 
bringing vacant units back 
into use.  
 
The Council supports the 
provision of some modest 
town centre uses beneath 
existing railway arches.  
However, such uses will be 
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Option Status Reason 
subject to the sequential test 
and, where appropriate, a 
proportionate impact 
assessment.    
 

 The Council will not require 
a sequential test for new 
shops, with a floor areas of 
less than 400 sqm, in 
areas of retail deficiency 

Preferred 
option 

The reflects the desire to 
encourage new shops in 
those parts of the borough 
which are not well served by 
shops.  This is supported by 
para 92 of the NPPF which 
seeks to “achieve healthy, 
inclusive and safe places.” 
One of the methods to 
promote social interaction is 
through, “local shops”. 
 
In addition it is these smaller 
isolated shops which will 
have a convenience function 
as assist the borough in 
meeting its very modest need 
for new convenience 
floorspace over the lifetime of 
the plan.  

 The Council will require a 
sequential test for all new 
shops 

Reasonable 
alternative 

Whilst the Council will 
generally require a sequential 
test, relaxing this provision 
for small shops in areas of 
identified retail deficiency will 
support the provision of the 
facilities required by those 
who currently live in area less 
well served by shops than 
others.  This choice of shops 
is seen as central to 
supporting the local 
community.   

 

Retail impact assessment 

4.5 There will be occasions when new town centre uses are being proposed outside 
of a town centre.  Policy TC1(D) and (E )   
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Option Status Reason 
1 The Council should 

require a retail impact 
assessment for any retail 
proposal with a floor 
area of more than 400 sq 
m, outside of an existing 
centre. This threshold 
will be 2,500 sq m for 
other town centre uses. 

Preferred 
option 

Para 90 of the NPPF 
supports a LPA in setting its 
own threshold for the need 
for a retail impact 
assessment when 
considering an application for 
new retail floorspace outside 
of an existing town centre or 
land otherwise shown to be 
appropriate for new retail 
floorspace.  
 
Paras 014 to 018 of the 
NPPG considers the level of 
a locally set threshold, noting 
that, “in setting a locally 
appropriate threshold it will 
be important to consider the 
scale of proposals relative to 
town centres.” 
 
 
A 400 sq m rather than a 
2,500 sq m threshold is 
considered appropriate as 
reflects the tightly knit pattern 
of centres across the 
borough, and that many are 
small in size.  Indeed 23 of 
the neighbourhood centres 
have a combined floor area 
of less than 2,500 sq m, with 
15 having a floor area of 
1,500 sq m or less.  
 
Using the default 2,500 sq m 
threshold could result in a 
proposal larger than the 
entirety of a nearby 
neighbourhood centre being 
assessed without the benefit 
of a RIA.  .   
 
The 400 sq m threshold is 
one used since the adoption 
of the Core Strategy in 2010 
and has proved effective. 
The Council has always 
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Option Status Reason 
recognised that the scale of 
the RIA should be 
proportionate to the scale of 
the development. This is 
explicitly included within the 
supporting text of draft policy 
TC1. 
 
The default threshold of 
2,500 sq m as per para 90 of 
the NPPF, is considered 
appropriate for other, non 
retail, town centre uses.  
These uses are less likely to 
have a direct impact on the 
viability of existing town 
centres. 

2 The Council should 
require a retail impact 
assessment for any retail 
proposal with a floor 
area of more than 2,500 
sq m, outside of an 
existing centre. 

Reasonable 
alternative 

Using the higher or “default” 
threshold would not be as 
effective in reflecting the 
particular characteristics of 
the borough and its large 
number of small centres. It 
may result in the creation of 
retail floorspace which may 
have the potential to impact 
on the viability of existing 
centres, without this potential 
impact being tested.  

 

DEVELOPMENT WITHIN TOWN CENTRES 

4.6 Policies TC2 and TC3 are concerned with the nature of development within our 
town centres. 

4.7 Policy TC2 is concerned with the general principles of town centre development  
and with the nature of the units being provided. Policy TC3 is concerned with the 
actual uses themselves. 

Scale and nature of development 

 
Option Status Reason 
1 The Council should 

continue to require the 
scale and nature of 
development within a town 
centres to relate to the 

Preferred 
option  

Whilst the freedoms offered 
though Class E mean that 
planning permission may not 
be required for changes of 
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Option Status Reason 
size, role and function of 
that centre and its position 
within the town centre 
hierarchy.   

use within the E class, 
permission is still required 
where new floorspace is 
proposed.   
 
The NPPF (para 86) and the 
London Plan (Policy SD7) 
requires LPAs to promote the 
long term viability of its 
centres, within defined 
network and hierarchy of 
centres. Each level of the 
hierarchy has a different 
function.  As such it is 
appropriate for a policy to 
require that any new 
commercial development 
within a town centre is of a 
scale and nature which 
supports this function. It also 
allows a LPA to support a 
Town Centre grow in such a 
way as to “reflect its 
distinctive character”, one of 
the requirements of the 
NPPF. 
 
This approach would be key 
in allowing our centres to 
thrive and form part of the 
London-wide network of 
centres.  
 
It would allow the Council to 
shape the nature of 
development within our 
centres in such a way to help 
ensure their future vitality. 
 

 

Unit sizes  

4.8 The options and alternatives considered are: 
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Option Status Reason 
1 The Council should 

require a range of unit 
sizes for new large scale 
commercial town centre 
development, where this 
assists in the 
implementation of the 
strategy for that centre. 

Preferred 
option 

The provision of a range of 
unit sizes is considered to be 
the most appropriate method 
of trying to maintain a 
diversity of commercial uses 
within a centre. It is this 
diversity which is so 
important in maintaining the 
character of our centres. We 
do, however, recognise that 
we could only require a range 
of unit sizes for new 
floorspace, but that planning 
permission will not normally 
be required for the 
amalgamation of existing 
units.  
 
This would be an effective 
and proportionate approach 
to ensure diversity of 
provision within new large 
scale commercial 
developments. 

2 The Council should not 
control the size or mix of 
new commercial town 
centre units for new 
large scale development 

Reasonable 
alternative 

Taking a more laissez faire 
approach is likely to see the 
provision of a smaller number 
of larger commercial units. 
Whilst this may be 
appropriate in some 
circumstances, there may be 
situations when such 
provision reduces diversity 
and may lead to the 
homogenisation of existing 
centres. Homogenisation 
runs counter to the Council’s 
ambition for diversity and for 
centres with their own 
character. 

 

Diversity of uses within town centres  

4.9 The options and alternatives considered are: 
 

Option Status Reason 
1 The Council should Preferred Pubs, hot food takeaways, 
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specify the proportion of 
new pubs, hot food 
takeaways, betting 
shops and similar uses 
which are appropriate in 
different parts of a town 
centre. 
 

option betting shops etc are sui 
generis, or uses which do not 
fall within a use class.  As 
such planning permission will 
be required to create such 
uses, and it is possible for 
the Council to have a policy 
which restricts an over 
concentration of such uses.  
 
Particular concentrations of 
these non E class uses can 
have two impacts. In large 
numbers, these uses can 
harm the amenity of those 
living in the vicinity and can 
harm the vitality of the town 
centre. 
 
Para 86 of the NPPF states 
that planning policies should 
“define the extent of town 
centres…, and make clear 
the range of uses permitted 
in such locations”.   This 
option is the method the 
Council chooses to specify 
those uses which are 
considered appropriate. 
 
The Policy does not to seek 
to preclude all such uses in a 
given area – given that they 
are all “town centre uses”.  
However, it seeks to avoid 
harmful over concentration. 
 
This list reflects the concerns 
of local residents, who 
recognise the particular 
impact that hot food take 
aways can have upon local 
amenity. 
 
This approach is also 
supported by London Plan 
Policy E9, which encourages  
to “carefully manage the 
over-concentration of hot 
food takeaway uses within 
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town centres… through the 
uses of locally defined 
thresholds in Development 
Plans.” 
 

 The Council should 
specify the type of E 
class uses which are 
appropriate for new 
proposals which include 
new E class floorspace. 

Preferred 
option 

Whilst the freedoms offered 
under Class E preclude the 
need for planning permission 
for changes of use of existing 
floorspace, the Council can 
use conditions to specify 
which E class uses will be 
acceptable in different parts 
of a building.  Such an 
approach would allow the 
Council to shape the nature 
of new development in such 
a way as to support the 
vitality of a town centre. This 
is supported by both the 
NPPF and the London Plan.  
However, the Council does 
recognise that such an 
approach would only affect a 
very small amount of 
floorspace, as cannot be 
used retrospectively.   
 

 The Council will support 
the provision of housing 
within town centres 
where the Council is 
satisfied that it will not 
adversely affect the 
character and function of 
the centre.  

Preferred 
option 

The NPPF states that 
planning policies must 
encourage residential uses 
on appropriate sites with 
town centres.  The people 
living within the centre can 
help ensure the vitality of the 
centre. 
 
The NPPG is explicit in 
noting that residential uses 
may be appropriate within a 
town centre where “suitably 
located”.  
 
The preferred policy 
recognises the important 
function that residential uses 
can have in supporting our 
centres.  This approach will 
also assist the Council in 
meeting its housing need. 
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This can be achieved both 
through in centre allocations 
and through unexpected 
windfalls.  Some of these will 
be associated with changes 
of use, and others with 
intensified of existing sites.  

 Require active frontages 
within town centres  

Preferred 
option 

Policy SD6 of the London 
Plan supports the provision 
of active frontages within 
town centres.  Active 
frontages will improve 
security and also avoid the 
dead frontage so damaging 
to the vitality of a centre. 

3 Not specify what the 
Council considered to be 
an appropriate mix of 
town centre use 

Reasonable 
alternative 

The intention of Class E is to 
allow our town centres to 
evolve freely. The Council 
must recognise that it can no 
longer control the use of 
many town centre uses.  
Pubs, bars and hot food 
takeaways are some of the 
few remaining exceptions.  
 
The Council recognises that 
such uses only make up a 
very small proportion of our 
uses within town centres. 
The creation of new uses will 
not have a material effect on 
the viability of our centres, 
particularly given the freedom 
offered under class E. The 
impact of these SG uses is 
likely to predominantly relate 
the amenity, of the impact 
that they have on those living 
nearby. This is an issue 
which may be considered 
through the licencing regime. 
However, for the reasons set 
out above, a policy which 
does resist an over 
concentration of such uses is 
supported. 

 

THE EVENING ECONOMY 
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4.10 Policy TC4 is concerned with uses associated with the evening economy, and 
how these fulfil a role in adding to the diversity of our centres.   

4.11 The options and alternatives considered are: 

 
Option Status Reason 
1 The Council will support 

proposals  
which enhance or 
diversify the borough’s 
evening economy, where 
satisfied that the amenity 
of surrounding 
residential properties is 
not significantly harmed. 
This support will be 
within the higher order 
centres only. 

Preferred 
option 

The NPPF and NPPG 
recognise that cafes and 
restaurants are a town centre 
use which can play an 
important role in diversifying 
a centre.  This diversification 
is essential if our centres are 
to thrive in a changing retail 
landscape. However, given 
the potential impact that such 
uses can have upon amenity, 
the Council must be satisfied 
that these uses will not 
significantly harm the 
amenity of those nearby. 
 
This also reflects the role of 
some of our centres  
 
The licensing regime has a 
role to play in mitigating 
impact, but there will be 
some locations where the 
very principle of an “evening 
use” will not be appropriate.   

2 The Council will support 
evening uses across the 
borough.  

Reasonable 
alternative 

The Council does recognise 
that evening uses can 
support all our centres, 
smaller as well as the larger. 
However, given the impact 
that such uses can have 
upon amenity, such uses will 
not be encouraged within the 
smaller neighbourhood 
centres. 

 

THE WALKABLE NEIGHBOURHOOD  

 
Option Status Reason 
1 The Council will support Preferred Isolated shops can play an 
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Option Status Reason 
the protection of shops 
outside town centres 

option important role in meeting the 
local convenience and day-
to-day needs of those living 
and working in the borough.   
This is recognised in the 
NPPF (para 93) which states 
that, “planning policies 
should, “provide the social, 
recreational and cultural 
facilities and serves the 
community needs.”  In 
particular policies are needed 
which “guard against the 
unnecessary loss of  those 
services which would reduce 
the communities ability to 
meet its day-to-day needs.”  
Para 93 includes shops as 
such uses. 
 

2 The Council will support 
the protection of 
restaurants and cafes 
outside of the higher 
order town centres and 
pubs and other drinking 
establishments across 
the borough 

Preferred 
option 

Paragraph 93 of the NPPF is 
also relevant for pubs and 
restaurants where they serve 
the community needs.  
 
This will only be relevant 
when planning permission is 
required, as the Council does 
recognise that the loss of one 
E class uses (a restaurant or 
café) to another E class use 
is not development which will 
require planning permission.  
However, the 2022 A4D does 
mean that planning 
permission will still be 
required for changes of use 
of E class uses to residential. 

 The Council not protect 
uses which support the 
walkable neighbourhood, 
where planning 
permission is required. 

Reasonable 
alternative 

Changes of use to residential 
or other non E class uses 
may have some positive 
benefits.  However, these are 
not considered to outweigh 
the disbenefits associated 
with the loss of a use which 
serves the need of the local 
community. 
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5. Publication Policies 
5.1 Following consideration of the options presented above, consultation and 

reasonable alternatives, the Council has finalised the following policies: 

Policy TC1: Location of town centre uses 
 
TC1: Location of town centre uses 

Town Centre first 

A. In order to support the vitality and viability of Kensington and Chelsea’s 
network of town centres, the Council will apply a town centre first 
approach to any proposal for a retail or other main town centre use 
which requires planning permission. 
The sequential approach 

B. The Council will apply a sequential approach to proposed retail and 
other main town centre uses which are neither in an existing centre nor 
in accordance with the other policies in the development plan. Retail and 
other main town centre uses should be located in designated centres. 
Only if suitable sites cannot be found within designated centres, will the 
Council consider edge of centre locations or if no edge of centres are 
available, out of centre locations. 
 

C. To encourage the walkable neighbourhood and to improve the access of 
a range of facilities to all our residents, the Council will not require a 
sequential assessment for new shops of less than 400 sq m (GEA) in 
areas of retail deficiency.   
Impact assessment 

D. The Council will require an impact assessment for proposals for new, or 
extensions to existing, edge or out of centre development for retail, 
leisure and office uses unless that proposal is in accordance with other 
policies within the Development Plan or lies with an Employment Zone 
and will support the commercial function of that area.  

 
E. The threshold for the need for an impact assessment is: 

1. 400 sqm (GEA) for a retail (Class E(a) use); or 
2. 2,500 sq m (GEA) for the other non-retail main town centre uses.  

F. Applications that are likely to have significant adverse impacts will be 
refused. 
 
New town centres 
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G. The Council will support the establishment for new town centres in the 
Kensal Canalside and Earl’s Court and West Kensington Opportunity 
Areas. 

1. the retail provision must be of a scale that will serve the day-to-day 
needs of the development only; and   

2. any new centre must comply with the requirements of the NPPF and 
be of a scale and nature that does not have an unacceptable impact 
on existing centres.  

Policy TC2: Nature of Development within Town Centres 
 

TC2: Nature of Development within Town Centres   

A. Require the scale and nature of development to relate to the size, role 
and function of that town centre, to reflect the position of the centre 
within the town centre network and to assist in the implementation of the 
strategy for that centre; and  

B. Require a range of shop unit sizes in major new retail development, and 
to resist the amalgamation of shop units, where the retention of the 
existing units contributes to achieving the vision for the centre.  

Policy TC3: Diversity of uses within Town Centres 
 
TC3: Diversity of uses within town centres  

A. The Council will require development to the support the vitality and the 
viability of our town centres. 

B. Support the provision of a diverse range of town centre uses where they 
contribute to the character, function and viability of that centre, whilst 
retaining the core retail function of our larger town centres. 

C. Proposals that are consistent with the Council’s policy on al fresco 
hospitality will be supported. 

D. Support the use of vacant properties within our town centres for a range 
of meanwhile town centre uses.  

Active frontages 

E. Where planning permission is required, the Council will require all new 
town centres uses to have a shop front, to create an active frontage 
and/or to provide a direct service to visiting members of the public. 
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Betting shops, payday loan stores, pawn brokers, amusement 
arcades and hot food takeaways. 

F. Resist betting shops, payday loan stores, pawn brokers and amusement 
arcades and hot food takeaways with our higher order town centres, 
when these will make up more than: 

1. 25% of ground floor units in the relevant street frontage of our 
primary retail frontages; or 

2. or 50% of ground floor units in the relevant street frontage of our 
secondary retail frontages. 

G. Such uses will not be appropriate in our neighbourhood centres. 

New homes in town centres 

H. Support the provision of housing within town centres where: 

1. not at ground floor level, fronting the street. 
2. does not adversely affect the character and function of the centre; 

and 
3. complies with the “agent of change” principle. 
Use of conditions 

I. When planning permission is required, the Council may use planning 
conditions to specify the particular use within Class E, which may be 
suitable within a building, or part of a building. 

Policy TC4: The evening economy 
TC4: The evening economy 

A. Proposals that enhance or diversify the Borough’s evening economy will 
be supported where they: 

1. are located within the Borough’s designated higher order centres, 
or the Earl’s Court or Kensal Canalside Opportunity Areas, and are 
of a size and type that reflects the role and function of that centre; 
and 

2. will not result in a negative impact on the amenity of the 
surrounding residential uses. 

B. Proposals that are consistent with the Council’s policy on al fresco 
hospitality (T3) will be supported.  

C. Where appropriate, the Council will use planning conditions to mitigate 
the potential impact of such uses. 
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Policy TC5: Local Shopping and other Facilities which 
support day-to-day needs 
 

TC5: Local Shopping and other Facilities which support day-to day 
needs. 

A. Where planning permission is required, the Council will: 

1. protect individual shops outside of designated town centres; and 
2. resist the loss of restaurants outside of higher order town centres 

B. Resist the loss of public houses and other drinking establishments 
throughout the Borough. 
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6. Duty to cooperate and strategic issues 
6.1 The legal obligation of the ‘duty to cooperate’ requires the Council to “engage 

constructively, actively and on an ongoing basis” and have “regard to activities” 
(i.e. strategies, plans, policies) of other bodies in the preparation of Local Plans 
“so far as relating to a strategic matter”. This includes “considering whether to 
consult on and prepare… agreements or joint approaches”2. 

6.2 A “strategic matter” relates to “sustainable development or use of land that has or 
would have a significant impact on at least two planning areas, including (in 
particular)… in connection with infrastructure that is strategic”3. Strategic matters 
are further defined in paragraph 156 of the NPPF4 and paragraph 013 of the 
NPPG on the duty to cooperate5. 

6.3 Figure 2.4 shows the actions the actions the Council has taken with regard to the 
duty and the relevant prescribed bodies. 

6.4 The Council has prepared a statement ground which sets out where we are in 
agreement with neighbouring authorities.  This will be amended as and when 
appropriate.   
 
 

Prescribed 
bodies / 
LPAs6 

Action(s) Date(s) 

All The Council has had regard to all relevant 
strategies, plans and policies of the relevant 
prescribed bodies in preparing the policies – 
as set out in Legislation, Policy and Guidance 
sections of Policy Formulation Reports 
(PFRs) 

Ongoing 

All New Local Plan Review Issues consultation – 
see Consultation Schedule 

Sept to Nov 
2020  

All New Local Plan Review Issues and Options 
consultation – see Consultation Schedule 

July to Oct 
2021 

All New Local Plan Review Regulation 18 Draft 
Policies consultation – see Consultation 
Schedule 

Feb to Mar 
2022 

LBHF RBKC/LBHF Planning Policy Liaison 
meetings 

Quarterly 

 
2 Section 33A of the Planning and Compulsory Purchase Act 2004, as inserted by Section 110 of the Localism 
Act 2010 
3 Section 33A(4) of the Planning and Compulsory Purchase Act 2004, as inserted by Section 110 of the 
Localism Act 2010 
4 http://planningguidance.communities.gov.uk/blog/policy/  
5 http://planningguidance.communities.gov.uk/blog/guidance/duty-to-cooperate/  
6 Regulation 4 of The Town and Country Planning (Local Planning) (England) Regulations 2012 

http://planningguidance.communities.gov.uk/blog/policy/
http://planningguidance.communities.gov.uk/blog/guidance/duty-to-cooperate/


 

46 
 

Prescribed 
bodies / 
LPAs6 

Action(s) Date(s) 

LBHF, LB 
Wandsworth, 
LB Brent and 
WCC 

Requested comments on the update to the 
Borough’s Retail and Leisure Needs Study.  

May 2021 

OPDC RBKC/OPDC Planning Policy Liaison 
Meetings 

On going 

 
Figure 6.1: Duty to cooperate strategic issues, prescribed bodies and Council 
actions 
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