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1.

INTRODUCTION

1.1.1

The purpose of this report is to help the Council develop the Local Plan policies
which can support business development and economic growth in the Borough as
part of the Local Plan Partial Review.

1.1.2

This report includes a number of distinct, but interrelated parts:





1.1.3

the policy framework within which we work;
an assessment of the economic development needs for the Borough, and
examination of the character of the existing business sector;
an assessment of the balance of demand and supply of office floorspace within
the Borough; and
an assessment of the ability of the Borough to accommodate the level of
additional business floorspace shown to be needed.

This report brings together a number of studies which have been commissioned by
the Council to help paint a picture of the nature of the Borough’s business sector.
These are included below. All of these reports are available on the Council’s
website. Where appropriate, large parts of these studies have been reproduced in
their entirety. When large extracts have been reproduced they have been colour
coded for ease of reference.
Employment Land Review Update, Roger Tym and Partners (2009)
Commercial Property Study, Roger Tym and Partners (2013)
Impact of proposed changes to permitted development rights for Kensington and
Chelsea, TBR (2013)
Office Market Commentary, Frost Meadowcroft (2013)
Office Market Review and Viability in RBKC, Frost Meadowcroft (2014)
Latimer Road Commercial Properties Viability Study, Frost Meadowcroft (2015)
Evidence to inform Article 4 Direction, TBR (2016)
Figure 1.1: Principle studies referred to in this document

1.1.4

The report also draws upon evidence commissioned by the Greater London
Authority (GLA) which considers future need of employment floorspace across
London, in particular the London Office Floorspace Projections carried out by Peter
Brett Associates, July 2014.
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2.

POLICY CONTEXT

2.1

NATIONAL

2.1.1

The National Planning Policy Framework (NPPF)1 states that, as part of
sustainable development, the planning system has an “economic role” which
involves “contributing to building a strong, responsive and competitive economy,
by ensuring that sufficient land of the right type is available in the right places and
at the right time to support growth and innovation...” (paragraph 7). The NPPF
states that local planning authorities (LPAs) should “plan proactively to meet the
development needs of business and support an economy fit for the 21st century”
(paragraph 19). Amongst other requirements, the NPPF states that “policies should
be flexible enough to ... allow a rapid response to changes in economic
circumstances” and suggests that LPAs should “plan positively for the location,
promotion or expansion of clusters or networks of knowledge driven, creative or
high technology industries” (paragraph 21). The NPPF also states that “planning
policies should avoid the long term protection of sites allocated for employment
use... Land allocations should be regularly reviewed” (paragraph 22).

2.1.2

National Planning Practice Guidance (NPPG) on Economic Development Needs
Assessments2 and Economic Land Availability Assessment3 offer guidance to
support LPAs on assessing the need for economic development. It recognises that
need can be both qualitative and qualitative in nature, (paragraph 2) and stresses
the importance of a robust, yet proportionate, evidence base (paragraph 5).

2.1.3

NPPG on Ensuring the Vitality of Town Centres4 states that “local planning
authorities should plan positively to support town centres to generate local
employment,... and create attractive, diverse places where people want to live, visit
and work” (paragraph 1). It supports a town centre first approach to all town centre
uses. Whilst primarily the A class retail uses, these also include office and other
business uses5. The glossary to the NPPF defines “edge of centre uses”. “For office
development, this includes locations outside the town centre but within 500 m of a
public transport interchange.”

2.2

REGIONAL
LONDON PLAN (AS AMENDED) (MARCH 2016)

2.2.1

Chapter 4 of the London Plan sets out the policies by which the Mayor wishes to
shape London’s economy. There are two main objectives: to ensure that London
is a city that meets the challenges of economic and population growth; and that
London remains an internationally competitive and successful city. Of particular
relevance to the current review are policies 4.1, 4.2 and 4.3.

1

NPPF, DCLG, March 2012
NPPG: Housing and Economic Development Needs Assessments, DCLG, March 2014
3
NPPG: Housing and Economic Land Availability Assessment, DCLG, March 2014
4
NPPG: Ensuring the Vitality of Town Centres, DCLG, March 2014
5
NPPF, DCLG, March 2012 (Annex 2)
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2.2.2

Policy 4.1 (Developing London’s economy) supports the promotion of a strong,
sustainable and increasingly diverse economy… ensuring the availability of
sufficient and suitable workspaces in terms, of type, size and cost, supporting
infrastructure and suitable environments for larger employers and small and
medium sized enterprises. The Mayor will also support and promote the
contribution to London’s economic success made by central London and its
specialist clusters of economic activity.

2.2.3

Policy 4.2 (Offices) requires Local Plans to “enhance the offer of London’s office
locations” and to “focus new capacity where there is a strategic as well as local
evidence of demand, encouraging renewal and modernisation in viable locations
and supporting changes of surplus office space to other uses.”

2.2.4

The London Plan notes that London might need an additional 5.2 million sq. m
(gross) office floorspace between 2011 and 2031. It notes that this figure is a
“broad, employment based, monitoring benchmark” rather than a target.

2.2.5

Policy 4.3 (Mixed use development and offices) requires LPAs to develop policies
and strategies to support the consolidation and enhancements to the quality of the
remaining office stock. A LPA should also develop local approaches to mixed use
office development.

2.2.6

Policy 4.4 (Managing industrial land and premises) states that the Mayor will ensure
a sufficient stock of land and premises to meet the future needs of different types
of industrial and related uses. In addition he will plan, monitor and manage the
release of surplus industrial land. A LPA must protect locally significant industrial
sites where justified by evidence of demand, and examine the potential for surplus
industrial land to help meet strategic and local requirements for a mix of other uses,
uses such as housing.

2.2.7

Policy 4.10 (New and emerging economic sectors) supports the promotion of
clusters of research and innovation.
LAND FOR INDUSTRY AND TRANSPORT SPG (2012)

2.2.8

The Mayor’s SPG concerning Land for Industry and Transport 6 also offers useful
guidance on how Boroughs should consider making use of industrial land.

2.2.9

It categorises Kensington and Chelsea as a Borough suitable for a “restricted
transfer of industrial sites”. Boroughs in this category are encouraged to adopt a
more restrictive approach to the transfer of industrial sites to other uses and set
appropriate evidence based criteria to manage smaller non-designated sites. This
should not preclude the possibility of smaller scale release where Boroughs have
made adequate provision for industrial land in their Local Plans in particular for
waste management, logistics and for SMEs/creative industries.

6

Land for Industry and Transport SPG, GLA, September 2012
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2.3

LOCAL
LOCAL PLAN

2.3.1

Chapter 31 of the Local Plan, Fostering Vitality, contains the policies which set out
the Council’s current approach to business uses. Policy CF5 is of particular
relevance, setting out a general presumption against the loss of offices and light
industrial uses across the Borough.

2.3.2

It seeks to continue the concentration of larger offices in town centres and other
accessible areas, a pattern which is seen to be a central tenet of sustainable
development.

2.3.3

Policy CP1 of the existing Local Plan considers the quanta of development over
the life of the plan, stating that the Council will aim to provide 60,000 sq m of
additional office space over the lifetime of the plan.

2.3.4

Policy CF6 seeks to promote and protect the work-spaces needed to support the
creative and cultural industries across the Borough.
UNITARY DEVELOPMENT PLAN

2.3.5

Unitary Development Plan (UDP) saved policy E8 seeks to rest the loss of those
existing general industrial uses where they have no significant adverse impact on
residential amenity. This is proposed to be superseded, alongside a number of
other UDP policies, as part of the Local Plan Partial Review.

6

3.

ECONOMIC DEVELOPMENT NEEDS

3.1

INTRODUCTION

3.1.1

The purpose of an economic development needs assessment is for the Council to
assess the needs for economic development within its own functional economic
market area. This report considers B class “business uses”. The other main town
centres uses are considered elsewhere. The Borough’s retail and leisure needs are
considered in a separate Retail and Leisure Needs Assessment, prepared on
behalf of the Council by Nathaniel Litchfield and Partners. Need for hotel bed
spaces is considered by the Mayor in the “Demand for and Supply of Visitor
Accommodation to 2036.7

3.1.2

The primary objective of this assessment is to identify the future floorspace required
for business uses and to provide an indication of gaps in current land supply.

3.1.3

This report has had regard to the Planning Practice Guidance: Economic
development needs assessments.

3.2

GEOGRAPHICAL AREA

3.2.1

Whilst the Borough does form part of both the central London office market and
part of the western fringe of the West End market it is of a distinct local character.
It is distinct both in terms of the nature of businesses that choose to locate within it
and in terms of the nature of the premises themselves. Indeed the two are linked,
with the creative businesses so well represented within the Borough being attracted
to the unusual offer of premises and the availability of interesting industrial style
buildings and flexible hybrid spaces.

3.2.2

In 2013 Roger Tym and Partners8 noted the Borough’s Employment Zones offer a,
“distinct commercial product, which may not be commonly found elsewhere in the
Borough or in other employment zones around London.” This situation will not have
changed in intervening period.

3.2.3

As anywhere in the capital, businesses will have links with other businesses that
lie outside of any political boundary. This Borough is, however, unusual in the close
nature of many its links. The whole Borough represents a vibrant, interconnected
set of closely related business clusters – be these in the music, fashion or television
industries or elsewhere in the creative sector. Indeed the importance of these close
spatial links were successfully demonstrated to the Government in 2013 when
Kensington and Chelsea was one of only two Boroughs in the country granted a
Borough-wide exemption to the B1/C3 reforms. This exemption was on the grounds
that these businesses were both “locally” and “nationally significant.” This Borough
wide exemption was not shared by the Council’s neighbours in Hammersmith and
Fulham or Westminster. Details of the exemption are available on the Council’s
website.

7
8

WP 58: Demand for & supply of visitor accommodation in London to 2036
RBKC Commercial Property Study Roger Tym and Partners 2013, para 3.24
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3.2.4

In December 2015 the Council published its Strategic Housing Market Assessment
(SHMA).9 This considered, in some detail, the Borough’s housing market area. This
concluded that whilst the Borough does form part of the London-wide housing
market, it does form its own distinct “sub market.” Of particular relevance for the
scope of this ELNA is the self-containment of the Borough in terms of commuting.

3.2.5

The SHMA considers the travel to work areas (TTWAs) produced by the Office of
National Statistics in 2015 and the travel to work data from the 2011 Census. The
SHMA concludes that the only strong commuting link for this Borough is that to
Westminster, but that commuters from the Borough are only just one element of
commuting to and from Westminster. They also note that “RBKC, along with
Barking and Dagenham and Waltham Forest, has the smallest number of strong to
medium travel to work linkages.” It concludes that, “the travel to work data supports
the picture of a relatively self-contained borough”.

3.2.6

This would support the conclusion that the Borough is best considered as its own
entity, or its own functional economic market area. Whilst the economic
development needs assessment, and the corresponding land availability
assessment will consider this Borough only, the Council is active in fulfilling its duty
to cooperate with its neighbours and other prescribed bodies.

Figure 3.1: Strongest London Borough travel to work linkages, 2011 (reproduced
from the RBKC SHMA 2015)
9

Strategic Housing Assessment for the Royal Borough of Kensington and Chelsea, Cobweb Consulting, Dec
2015.
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Figure 3.2: RBKC: ranked travel to work linkages with other London Borough’s.
2011. (reproduced from the RBKC SHMA 2015)

3.3

ASSESSING NEED FOR BUSINESS FLOORSPACE

3.3.1

The guidance for assessing the need for additional economic development is not
prescriptive about how need should be established. As such this report brings
together a number of the findings of the various reports. This includes qualitative
and well quantitative factors.
THE LOCAL PROPERTY MARKET

3.3.2

Frost Meadowcroft has carried out a detailed study of the Borough’s office market,
published in July 201410.

3.3.3

The provides an overview of the Borough’s office market in the context of London
as a whole and as part of the West End local market. It then looks at some detail
at the nature of the Borough’s property market, and at a number of submarkets.

3.3.4

More detailed work on the sectors of the economy which are of particular
significance to the Borough have been carried out by TBR, initially in 201311 an
then updated in 201612. The principal conclusions are:


Whilst the Borough forms part of the Central London office market, it is best
seen as forming part of the western fringe of the West End Market.

10

Office Market Review and Viability in RBKC, Frost Meadowcroft (2014)
TBR: Impact of Proposed Change to Permitted Development 2013
12
Evidence to inform Article 4 direction, TBR (2016)
11
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The Borough itself can be further subdivided into a number of sub-markets,
each with differing characteristics; North Kensington, Notting Hill, Kensington,
Knightsbridge, Chelsea, Earl’s Court and South Kensington.
The Borough provides a mix of stock from small mews style office buildings
scattered across the Borough, to larger purpose built office developments or
converted warehouses in the core commercial centres.
Demand in the sub market is high with there being insufficient supply to
accommodate the level of demand.
Kensington and Chelsea has a full cross section of business types, but it enjoys
particular concentrations within the creative industries, and in particular in the
advertising and marketing, architecture, music and publishing, fashion, textile
and design, film, television, video radio and photography sectors.
Approximately 10% of all businesses in the Borough are classified as “home
based businesses”, which is a high proportion in comparison with the London
average of 5.6%.

Frost Meadowcroft Report: Office Market Review (2014)
3.
London Office market Overview
3.1
The Office Market in the West End
3.1.1
In order to put the local market in context the overall status and trend of the
West End office market should be considered. The office market in RBKC
forms part of the central London market and therefore the general trends and
features of this are largely reflected in the local market. The West End office
market is a generic term for the central London office market west of the
Midtown and City markets. Kensington & Chelsea forms the western fringes
of the West End market.
3.1.2

Latest research from Estates Gazette and Knight Frank show the supply of
West End stock being well below medium term trend levels, whilst demand
from occupiers have increased with transactional volumes increasing by 22%
above the five-year average. Due to the economic recession post 2009, there
have been very few new development of offices and little appetite from
developers or funders to embark on new projects. As the economy recovered
the supply of offices has fallen as the new stock pipeline has been unable to
keep pace with higher levels of demand. This lack of stock has also be
exacerbated by the conversion of existing office buildings to residential. This
residential market has been resilient to the economic crisis and has seen
higher growth and values than offices.

3.2
3.2.1

Demand in the central London Office Market
Demand is high. In 2013, overall demand remained consistent at
approximately 390,000 sq m similar to 2012 levels. However, in 2013 take up
in the West End office market totaled 315,000 sq m, a significant rise from
2012 levels at 240,000 sq m. The Telecommunications, Media and
Technology (TMT) and public & administration sectors were the most active
in this figure representing 24% and 23% respectively, based on research from
Jones Lang Lasalle.

3.2.2

This would suggest that there is not enough adequate supply to accommodate
the levels of demand and also highlights an underlying pattern for central

10

London office markets.
3.3
3.3.1

Supply in the central London Office Market
Supply remains low in most parts of the London office market, particular in
more central areas such as the West End. The current West End vacancy rate
fell for the third consecutive quarter from 440,000 sq m to 428,000 sq m, nearly
10% below the same quarter of 2012.

3.3.2

The West End vacancy rate at the 2013 year end was 5.0% of the entire stock,
the lowest level since 2008.

3.3.3

Once again, the technology, media and telecoms sector was the most active
sector accounting for 24% of all transactions in Q4 in 2013 according to the
Estates Gazette Office Market Analysis for Q4 2013. This survey also states
that there is 175,650 sq m (1.9m sq ft) of offices under offer, the highest since
2010 and in 2013 1.2m sq m (12.96m sq ft) was let, up 23% from 2012. This
shows very strong office demand in Central London.

3.4
3.4.1

An overview of commercial property in Kensington and Chelsea
Kensington & Chelsea has a higher ratio of residential properties to
commercial compared to many other central London Boroughs. The main
commercial occupiers are retail and offices with few occupiers of light
industrial. The profile of the office market varies across the Borough and can
be identified with specific features of demand, tenant profile and values. As
with all markets, the Borough provides a mix of stock from small mews style
office buildings scattered across the Borough, to larger purpose built office
developments or converted warehouses in the core commercial clusters.
Kensington & Chelsea has a full cross section of business types, and in the
same way as the City of London is known for its financial services, so
Kensington is known for its music, fashion and creative businesses.

3.4.2

In 2012, firms occupying B1a (Office) premises in RBKC are estimated to have
contributed to the local economy in the following ways13:
 23% of the stock of firms (an estimated 4,000 firms, from a total of 17,100)
17% of employment (an estimated 20,300 employees, from a total of around
118,000
 30% of turnover (an estimated £5.8 billion, from a total of £19.7billion)
 25% of economic output (an estimated £1.5 billion Gross Value Added
(GVA) per year, from a total of £5.6 billion)

3.4.3

Approximately 10% of all the businesses in the Borough are classified as
Home Based Businesses, which is a high proportion in comparison with the
London average (5.6%).

3.4.4

More than 80% of employees in the Borough are based outside the main town
centres.

13

TBR: Impact of Proposed Change to Permitted Development 2013
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3.4.5

Employment Zones (Kensal Road, Latimer Road & Freston Road and Lots
Road) account for 5% of the Borough’s employment and 14.9% of the
Borough’s B1a stock14.

3.5
3.5.1

Submarkets
Previous research commissioned by RBKC on the office market has defined
various “town centres” which is perhaps slightly misleading by its description,
where in fact the submarkets in the Borough are defined by geographical
location and not exclusively town centres.

3.5.2

In addition to these submarkets, there are 3 Employment Zones (EZs) where
there has been a policy of retaining and encouraging commercial activity. By
virtue of their protected planning status they have been characterised
separately whilst falling within their own respective sub-markets.

3.5.3

These submarkets have been characterised in further detail in sections 4 and
5 of this report where the distribution, volume and profile of the office stock
has been identified.

3.5.4

The Borough has been divided into the following submarkets:

3.5.5

North Kensington - including Freston Road & Latimer Road EZ and
Kensal Road EZ
This area occupies the northern most section of the Borough beyond Holland

14

Valuation Office data 2014.
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Park and Notting Hill encompassing the Latimer Road, Freston Road and
Kensal Road Employment Zones (EZ).
3.5.6

This submarket features some of the larger and newer office buildings in the
Borough. The Latimer & Freston EZ is home to some notable companies in
the Fashion & Design sectors (Stella McCartney, Monsoon Accessorize,
Louise Blouin Foundation, Cath Kidston, Col Art Group, Charlotte Olympia
Shoes, Mario Testino photography, Egmont Publishing). The larger floor
plates and higher specification offices available in this location have attracted
larger companies such as Monsoon Accessorize, Talk Talk, Stella McCartney
and Cath Kidston.

3.5.7

Public transport is good in the southern section, with close proximity to the
underground station at Latimer Road and also within easy walking distance of
Westfield London shopping centre and Shepherds Bush underground and
overground stations. To the northern area, the proximity to underground and
train stations is limited leading to a lower PTAL rating (Public Transport
Accessibility Level).

3.5.8

The Council is campaigning for a Crossrail station to be built in North
Kensington and has committed to underwrite the £33m construction costs.
Reports by economic analysts Regeneris shows that Kensal in North
Kensington has a stronger case for a Crossrail station than any other location
outside east London. The second report estimates that a station could be
worth £690 million to the local economy and could create 2,000 jobs. The
council is continuing in its efforts to introduce the rail link in order to vastly
improve transportation connectivity to the north of the Borough.

3.5.9

The northern section is characterised by buildings let on short term leases to
small and start-up companies notably in the creative industries and design.
There is also a greater prevalence of the light industrial style business,
attracted by the lower rental values and the availability of more studio style
workspace. Buildings include Canalot Studios, Pall Mall Depository, Grand
Union Centre and Westbourne Studios.

3.5.10

In contrast to these smaller occupiers, Innocent Drinks leased nearly 2,000 sq
m at Portobello Dock, 342 Ladbroke Grove in 2010 from Derwent London at
£242 per sq m for their headquarters.

3.5.11

This area of the Borough is considered less accessible being approximately
15 minute walk from Ladbroke Grove and Westbourne Park stations. This is
a feature that will inhibit some larger occupiers and higher rental values.

3.5.12

Policy CP215 has identified North Kensington as an area of regeneration.
Specifically within their Quantum of Development, the Kensal Gasworks
Strategic Site located west of the Kensal Road Employment Zone has become
a significant area earmarked for major transformation. The site has been
allocated for upwards of 2,500 dwellings and 12,000 sq m of non-residential

15

RBKC Core Strategy 2010
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floorspace, of which 10,000 sq m would be offices, in the future.

3.5.13

3.5.14

3.5.15

Notting Hill
Notting Hill Gate is defined by the larger office buildings which were mostly
constructed between the 1950s and 1970s and are now at the end of their
serviceable life in terms of plant and machinery. These larger buildings are
typically of an open plan design with floor plates of between 300 - 500 sq m in
multi tenanted buildings spread over a number of floors. Examples are
Newcombe House, Astley House and United House.
In contrast to these larger buildings, the balance of the submarket is made up
of smaller, older period stock. This type of accommodation generally falls into
two categories, the first being basic lower value space typically above or to
the rear of existing retail, appealing to local solicitors or accountants and the
second category being space that has been refurbished to a good quality,
typically in a small mews or self-contained building and providing
accommodation to the more image conscious business who may have a
special interest in being in this location, in particular businesses such as
fashion, creative and music businesses all prevail in this part of west London.
Kensington
Kensington’s office market centres around the High Street which is a
renowned retail destination and also an internationally recognised tourist
destination with attractions including Kensington Palace & Gardens, The
Royal Albert Hall and the Science Museum. The majority of the office stock is
purpose-built, larger office buildings in the High Street and immediate vicinity,
with smaller offices in the mews and above secondary retail. The Kensington
area accounts for some 27% of the Borough’s office stock.

3.5.16

The office market around Kensington High Street includes the 3 major
international music labels located in this submarket. Other occupiers include
larger corporates, PR, marketing, travel industries and financial. (Mark
Warner, Trailfinders, Associated Newspapers, Mind Gym, The White
Company.

3.5.17

99 Kensington High Street offers the largest floor plates in the Borough. Other
more recent developments such as 239 Kensington High Street and 37
Kensington High Street provide Grade A offices with rents ranging from £485
- £538 per sq m (£45.00 - 50.00 per sq ft). At the time of compiling this report,
an offer to let 2 floors within the refurbished 239 Kensington High Street was
accepted. This is one example of how an effective refurbishment has
enhanced the commercial viability of the property and also improved its
investment value.

3.5.18

Very good transport facilities and local amenities make this a sought after
location and a more affordable option to many companies considering the
traditional West End market. Many company directors either live locally or in
west London due to the quality of residential accommodation and choose not
to commute to central London to avoid the congestion of central London.
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3.5.19

The surrounding areas are also the Borough’s highest residential values.

3.5.20

Knightsbridge
Knightsbridge is an International Centre (and is also located in the GLA’s
Central Activities Zone.

3.5.21

The majority of the Knightsbridge office market actually falls within the City of
Westminster with only the western section in RBKC. The proximity of this area
to the West End makes Knightsbridge an extension to the Mayfair and St
James’ office markets. Larger purpose built offices feature more highly in this
submarket in addition to smaller stock in Mews and above retail.

3.5.22

There are good transport facilities throughout the area and the predomination
of high class retailing encourages the associated offices of these retailers to
be located close by. Notable occupiers include Tommy Hilfiger having 35,857
sq ft at 63-77 Brompton Road, Liberty Global occupying 36,882 sq ft at 38
Hans Crescent. In addition other notable tenants are Moncler, Manolo Blahnik
and Joseph.

3.5.23

In addition to the fashion industries the area is also popular with the financial
sector and recruitment with Bainbridge Capital occupying 11,553 sq ft at
Montpelier House, Stirling Square Capital Partners 7,360 sq ft at 9-27
Brompton Road and at 50 Hans Crescent, Benson Elliot Capital Management
LLP with 6,031 sq ft.

3.5.24

Prime rents in this submarket exceed £850 per sq m.

3.5.25

Chelsea- including Lots Road EZ
This area stretches to Lots Road in the west and Sloane Square in the east,
encompassing the surrounding areas and most notably Kings Road to
Chelsea Harbour (which is just in Hammersmith & Fulham on the boundary of
the Borough). The area is best known for its retailing on the Kings Road
however there are a number of purpose built offices in the surrounding areas
that provide important office stock.

3.5.26

Public transport is not as good as other areas particularly further east from
Sloane Square where bus links to Sloane Square and the surrounding stations
(South Kensington, Fulham Broadway and Imperial Wharf) are further to walk
to. The recent opening of the Imperial Wharf station adjacent to Chelsea
Harbour has particularly benefitted the occupiers in the Lots Road EZ
improving connections to this area.

3.5.27

The Lots Road Employment Zone is situated at the western most end of the
Borough and is bounded to the south by the River Thames. This area has a
strong industrial heritage with the majority of the offices being converted from
warehousing and light industrial. The old Lots Road Power Station is being
redeveloped but there is no office content on this site.

3.5.28

80- 82 Kings Road, SW3 shown opposite is 1,560 sq m of office space above
the retail, and was fully refurbished in early 2014. The rent being quoted is
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£533 per sq m (£49.50 per sq ft). The offices are a good example of existing
office stock being refurbished to meet current demand and tenant
requirements with tenant interest being expressed at the time of this report.

3.5.29

Earls Court
Earl’s Court is not a large existing office area (1.6% of current stock) however
once the Earls Court redevelopment takes place there will be new offices in
this development.

3.5.30

The planning application for the redevelopment of Earls Court was granted
permission in November 2013. This strategically significant, residential led,
mixed use development includes a significant amount of commercial and
residential development with supporting town centre uses. The majority of the
development will be located in the neighbouring borough of Hammersmith and
Fulham but RBKC will benefit from approximately 12,300 sq m of office
accommodation in this residential-led scheme. This is not expected to be
completed for several years and will not therefore be able to meet any existing
demand, or demand in the near future.

3.5.31

In the other areas of Earls Court, the office market is made up of
predominantly small offices above retail units providing office accommodation
to local professionals predominantly in the legal, accountancy and travel
industries.

3.5.32

The area is well served with road and public transport connections. Earls
Court Station (Piccadilly & District lines) and West Brompton Rail Station and
the proximity to the A4 Cromwell Road make the area well connected.

3.5.33

247 Cromwell Road pictured above is one of the most notable buildings in
Earls Court on the junction of Earls Court Road. It is approximately 2,130 sqm.

3.5.34

South Kensington
This area on the eastern side of Earls Court, south of the Cromwell Road, is
bounded by Knightsbridge to the east and Chelsea to the south. The area has
its highest density of offices around Gloucester Road and Cromwell Road,
these being larger purpose built buildings. There is a good density of smaller
mews offices in the surrounding areas which are highly sought after. Such
examples include Astwood Mews and Stanhope Mews West.

3.5.35

This submarket is smaller than the neighbouring Kensington and Chelsea
submarkets and whilst there is still a strong retail presence in its centre, the
retail is not as dominant compared to Kensington High Street or Kings Road
where these shopping centres create an additional commercial attraction
around which the office and other commercial buildings are clustered.

3.5.36

Public transport is good with Gloucester Road and South Kensington stations
being on the same line (District, Piccadilly & Circle Lines) serving the area.

3.5.37

As with the other submarkets in the southern section of the Borough, the
surrounding areas have some of London’s highest residential values.
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Evidence to inform Article 4 direction, TBR (2016)
2.1
Significant sectors in RBKC
This section provides an analysis of significant sectors in RBKC, focusing on those
which have a national and international economic significance. The creative
industries (based on the DCMS creative industries definition) are known to have a
significant presence in Kensington and Chelsea, and become our focus later in this
section.
Overview of important industries in RBKC
Error! Reference source not found. shows the industries which are significant16 i
n the borough in terms of employment. The industry with the highest Location
Quotient (LQ) is 06 Extraction crude petroleum and gas. This is not matched by a
proportionate number of firms in the industry and is likely to be explained by the
presence of the headquarters of a small number of large firms. Similarly, the
location of headquarters in the borough is likely to explain the high levels of
employment in air transport, professional, scientific and technical, and head offices
and management consultancy, for example Malaysia Airlines, Universal Music
Group, and Talk Talk.

The other industries with high LQs demonstrate the importance of creative and
cultural activities, and the tourism associated with being a cultural destination.
SIC
2007
6
58
91
59
55
90
79
51
74
68
56
47
96
70
92
14
94

Industry
Extraction crude petroleum and gas
Publishing activities
Libraries, archives, museums
Film, video, television sound record
Accommodation
Creative, arts and entertainment
Travel, tour operator, reservation
Air transport
Other prof, scientific and technical
Real estate activities
Food and beverage service activities
Retail trade, except vehicles
Other personal service activities
Head offices; management consultancy
Gambling and betting activities
Manufacture of wearing apparel
Activities membership organisations

Employment
2014
380
4,460
2,120
2,580
6,120
1,420
1,130
910
2,040
5,500
13,090
23,250
2,360
6,030
690
230
1,350

LQ
England
13.79
7.06
5.60
5.34
3.40
3.07
2.73
2.67
2.42
2.34
1.86
1.85
1.83
1.75
1.70
1.50
1.30

“Significance” defined as a Location Quotient (LQ) above 1.3. Location Quotients are a standard measure
used to compare the concentration of firms or employment in an area, relative to another area. An LQ greater
than 1 represents a high concentration, while an LQ less than 1 represents a scarcity. For example, an LQ of
14 represents 14 times the concentration one would expect within London.
16
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Source: BRES 2014 (TBR ref W1/S1). Figures rounded to nearest 10
When the significance of industries is assessed based on the LQ of firms, creative,
media and fashion related industries appear prominently, as do financial, real
estate and management/head office activities, all of which could potentially occupy
B1 premises.
Industry

Description

Local
units
LQ England
2014 (IDBR)
90
Creative, arts and entertainment 555
3.55
59
Film, video, television sound
405
3.44
record
15
Manufacture of leather and
10
3.17
related
14
Manufacture of wearing apparel 55
2.87
58
Publishing activities
140
2.30
64
Financial ex insurance and
280
2.17
pension
55
Accommodation
180
2.08
68
Real estate activities
1,035
2.06
73
Advertising
and
market
250
2.06
research
74
Other prof, scientific and
705
2.04
technical
79
Travel,
tour
operator,
100
1.86
reservation
60
Programming and broadcasting 20
1.80
70
Head offices; management
1,395
1.74
consultancy
51
Air transport
10
1.66
82
Office admin, support and other 550
1.42
96
Other personal service activities 455
1.34
47
Retail trade, except vehicles
1,875
1.33
Table 1: Industries with significant numbers of firms in RBKC, 2014
The creative industries are known to have a significant presence in Kensington and
Chelsea, and are the focus for the remainder of this section. Using the DCMS
definition, the creative industries in RBKC employ over 15,000 people across over
2,500 firms. The LQ relative to England demonstrates the prominence of the
creative industries in terms of employment and firms, but more so for employment
Relative to London, the creative industries remain overrepresented based on
employment, but underrepresented based on firm numbers. This is explained by
the borough being home to a number of larger than average creative businesses,
such as Sony, EMI, and Associated Newspapers.
2: Creative industries in RBKC, 2014
Creative

Category
Employment

RBKC
15,000

LQ London
1.27

LQ England
2.70
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Industries

(BRES 2014)
Firms (IDBR 2014) 2,505
Source: BRES and IDBR (TBR ref W2/S1)

0.13

0.65

Those creative subsectors which are significant to RBKC in terms of employment
and/or number of firms, are presented in table 3. Those likely to occupy B1
premises are analysed in greater detail below. Visual and performing arts and
museum and library activities are unlikely to be located in B1 premises, and
therefore are not analysed further
Table 3: Creative Industries sub-sectors in RBKC, 2014
Employment
Creative Sub-sectors
LQ
LQ
London
England
Advertising & Marketing
0.8
2.0
Architecture
1.1
2.1
Music & Publishing
3.9
9.0
Design: product, graphic &
fashion
2.3
4.5
Film, TV, Radio, Video &
Photography
0.7
2.2
IT, software & computing
0.3
0.5
Crafts
1.3
2.3
Visual & performing Arts
1.3
2.9
Museum & library activities
3.0
11.2
Source: BRES and IDBR (TBR ref W2/S1)

Firms
LQ
London
1.2
1.4
1.9

LQ
England
2.2
2.0
3.4

2.0

3.4

1.1
0.5
1.2
1.5
1.6

2.7
0.7
2.1
3.5
1.2

2.1.2 Advertising & Marketing
Advertising and marketing employs over 1,200 people in 275 firms within the
borough, the majority of which are advertising agencies. Whilst RBKC is not a
significant location for advertising and marketing activity when compared with
London (LQs are 0.8 and 1.2) and below the 1.3 threshold, it is significant in terms
of both firms and employment when compared with England (Table 4).
Table 4: Employment and firms in advertising and marketing segments in
RBKC, 2014
Segment

Employment
Firms
SIC subLQ
LQ
LQ
class
London England London

LQ
England

Advertising agencies

7311

0.8

1.8

0.4

2.3

Media representation

7312

0.4

1.1

0.3

1.7

3.6

0.5

2.7

Public relations and
7021
1.1
communication activities
Source: BRES and IDBR (TBR ref W2/S7)
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2.1.3 Architecture
Almost 700 people are employed in architectural activities in RBKC, in 145 firms,
which are likely to be located within B1 premises. Whilst this is not significant
compared to other London boroughs, it represents a concentration of architecture
activity relative to England.
2.1.4 Music and Publishing
The increasing diversification of publishing firms and music firms in particular,
means they are not all captured within the music publishing SIC. Sony, Universal
and EMI are all recorded as 58190 ‘Other publishing activities’, for example.
Therefore estimates of employment and firms based solely on SIC 5920 do not
capture the full economic impact of the sector; this SIC is likely to only capture
activity linked to firms operating exclusively in music. Analysis has therefore
considered music and publishing SIC codes together.
The emergence of digital media and technology is transforming the publishing
sector. One of the defining characteristics has been the continuing decline in
traditional print newspapers. In the book publishing sector, there has also been a
decline in print sales to both UK domestic and export markets. Digital publishing,
on the other hand, is a rapidly growing industry17. This activity is well suited to B1
premises. Digital publishing is an emerging sub-sector, with software publishing
(5829) and computer games publishing (5821) accounting for employment of over
4,100 and nearly 500 firms across London. However, in RBKC software publishing
employs just 85 and computer game publishing less than ten, in a very small
number of firms. This is surprising given RBKC’s significant strengths in the creative
sectors, and could be due to the digital sub-sector emerging recently and consisting
of many start-up firms who cannot afford the RBKC premises in which more
established publishing firms are located.
The UK book publishing sector is defined by a mixture of large scale publishers
such as Random House Penguin, and a large independent publisher sector, which
together account for about 45% of the publishing market18. In 2011 the value of
publishing’s sales to the UK was £3.2bn, with an increasing contribution coming
from the digital sales (8%)19.
Table 5: LQs for Publishing activities and Sound recording & music
publishing, 2014
Segment

SIC
subclass
5813
5811

Newspaper publishing
Book publishing
Sound recording and
5920
music publishing
Other publishing activities 5819

Employment
LQ
LQ
London England
9.71
19.14
2.01
4.83

Firms
LQ
London
1.16
2.95

LQ
England
1.42
4.66

8.57

31.81

2.53

6.92

0.94

1.66

1.79

2.93

17

Publishers Association. Market Research and Statistics. Publishing Association: London, 2012.
The Guardian. ‘Publishing industry: waving or drowning?’ October 2012
www.guardian.co.uk/commentisfree/2012/oct/29/penguin-random-house-merger-editorial
19
Publishers Association. Market Research and Statistics. Publishing Association: London, 2012.
18
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Source: BRES 2013 and TCR (TBR ref: W2/S4)
Our analysis also found that the publishing sector, particularly newspapers, is
strong within RBKC. Overall publishing activities (SIC 58) comprised 196 firms,
delivered £1.86 billion in turnover, and produced £648 million in GVA in 2014. As
of 2014, newspaper publishing employment totalled over 3,300 (SIC 5813), book
publishing 570 (SIC 5811) and other publishing activities nearly 380 (SIC 5819).
Of particular significance was that in both firms and employment, newspaper
publishing and book publishing were found to have strong LQ concentrations in
RBKC in comparison to both London and England.
Of particular significance to RBKC is Music publishing. RBKC represents the core
of the UK’s offer, hosting over 18% of total employment in the sector across
England. Kensington and Chelsea is home to all four major record labels
(Universal, Warner Music, Sony Music, and EMI), though the industry’s significance
extends far beyond these large, important businesses.
Music businesses within RBKC demonstrate the classic characteristics of a cluster,
with high LQs for both employment and firms, together with the presence of
international leaders and independent small businesses. The loss of any of these
businesses would represent a blow to the cluster and could undermine the strength
of the industry to the UK as a whole. Although smaller, independent firms may be
most vulnerable (first because they are less likely to own their office
accommodation, and second because the pressure to accept a settlement will be
more persuasive) these firms often provide the creative impetus that gives the
major record labels confidence to remain in their current location. Despite the direct
economic impact of smaller firms relocating being relatively small, the indirect
impact that this precipitates could be more significant.
As of 2014, there were over 1,350 jobs in sound recording and music publishing in
RBKC (SIC 5920), 22% of the total of 6,090 in London, the highest of all London
boroughs, and 16% of the 8,500 across England (Table 6). LQs demonstrate that
employment in the music industry is heavily concentrated in RBKC compared with
London (an LQ of 8.57) and England (an LQ of 31.81). RBKC’s share of London’s
music publishing employment has decreased from 28% in 2011, which could be
partly explained by firms previously registered as music publishers widening their
activities and, as a result, changing their classification. It is also likely that music
employment has spread out geographically to other areas of London.
Table 6: Music publishing employment in London, 2014
Music
Publishing
and
Recording (SIC 59200)
Kensington and Chelsea
Westminster
Camden
Hammersmith and Fulham
Islington
Ealing
Hounslow

Sound

Employees

Percentage

1,350
1,150
650
630
310
280
270

22.17
18.91
10.72
10.31
5.05
4.56
4.38
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Other London Boroughs combined
1,450
23.85
London total
6,090
100.00
Source: BRES 2014 (TBR ref: W2/S2). Figures rounded to nearest 10
2.1.5 Fashion, Textile and Design Activities, 2014
Table 7: LQs for Fashion, Textile and Design Activities, 2014
Segment

SIC

Employment
Firms
LQ
LQ
LQ
LQ
n
n
London England
London England

Specialised
7410
1,040 2.3
4.5
375 2.0
3.4
design activities
Manufacture of 1414
20
*
underwear
3.0
2.3
Manufacture of 1413
150
1.0
1.9
35 1.7
3.4
outerwear
Manufacture of 1419
other
wearing
60
1.3
1.6
15 2.0
2.9
apparel
Manufacture of 1520
10
2.3
0.7
5
3.5
4.6
footwear
Source: BRES 2014 and IDBR 2014 (TBR ref: W2/S5). Employment figures
rounded to nearest 10, firm counts been rounded to nearest 5 (* indicates number
has been suppressed)
Our analysis shows that in terms of employment, specialised design activities
(7410), Manufacture of underwear (1414) and Manufacture of other wearing
apparel (1419) were prominent fashion industry SICs in RBKC. In addition, a
significant number of firms who manufacture footwear (15200) are active in RBKC.
When examining absolute employment figures, it became clear that retail and
wholesale of fashion and textiles are important to the borough, although unlikely to
occupy B1 premises. Retail trade as a whole employs 23,250 in RBKC, of whom
4,840 are in retail sale of clothing in specialised stores (47710) and hundreds more
in the retail and wholesale of textiles, footwear and other accessories and apparel.
2.1.6 Film, TV, Video, Radio & Photography
In 2009 the UK film industry contributed over £4.5bn to GDP and £1.2bn to the
Exchequer, as well as supporting 100,000 jobs20. The economic impact of the UK
film and TV industries is growing; combined, the TV and film industry is estimated
to have generated £9.3 billion of GVA in 2013, an increase from £8.2 billion in 2008.
The film sector is concentrated in the South East of England and especially within
a narrow wedge fanning out from Soho, through RBKC, Hammersmith and Fulham,
and Ealing to Shepperton and Pinewood studios in the west. Statistics for the
sector are captured in Table 8. Within film, video and TV: these activities are
classified as production (SIC 5911), postproduction (SIC 5912), distribution (SIC
5913) and projection (5914). All four subsectors have a presence in RBKC.
20

Oxford Economics. The Economic Impact of the UK Film Industry. Oxford Economics: Oxford, 2010.
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Kensington and Chelsea is particularly strong in production and distribution. In
addition, proximity to Soho, Hammersmith and Fulham, and Ealing together with
transport links (the A40 Westway and the Piccadilly line) means that RBKC is home
to businesses that are core to the sector.
Table 8 illustrates the overall significance of the sector to RBKC, and significant
subsectors demonstrating an LQ above 1.25 relative to England for either
employment or firms, or both.
Table 8: Location Quotients for Film, TV, Video, Radio & Photography
Employment
Firms
LQ
LQ
LQ
London England London

LQ
England

0.7

2.2

1.1

2.7

1.0

4.4

1.9

5.9

0.3

1.1

0.8

2.2

2.0

2.6

1.4

1.7

7420

1.8

3.1

1.2

2.3

Motion picture, video and
television
programme 5911
production activities

0.8

3.0

1.0

3.0

Radio broadcasting

0.1

0.4

1.1

1.9

0.6

1.7

Segment

SIC
subclass

Film, TV, Video, Radio &
Photography
Motion picture, video and
television
programme 5913
distribution
Motion picture, video and
television programme post- 5912
production
Motion picture projection
5914
activities
Photographic activities

6010

Television
programming
6020
0.1
0.3
and broadcasting activities
Source: BRES 2013 / IDBR 2014 (TBR ref: W2/S3)

While the key production facilities are likely to use premises classified as sui generis
or B8, the proximity to firms that use B1 offices is important. This is a sector which
is built on close working and social relationships and where minor dislocations can
result in major disruption.
Our analysis shows that in comparison to both London and England, the
concentration of employment in the photographic activities is higher in RBKC than
might be expected. The numbers of firms is significant compared to both London
and England but are not high in absolute terms (17 for Portrait photographic
activities; 8 film processing; 2 other photographic activities and no specialist
photography firms). It is possible that the high levels of employment comprise a
number of self-employed / freelance individuals.
2.1.7 Crafts
The crafts sub-sector is comprised of the manufacture of jewellery and related
articles. Over 50 people are employed in this, across 15 firms in the Borough, which
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is significant when compared to nationally. As these are mainly small firms, it is
possible that much of this activity occurs in B1 premises.
DISTRIBUTION OF THE BOROUGH’S EXISTING STOCK
3.3.5

Frost Meadowcroft21 have gone on to analyse the distribution of commercial
floorspace, (primarily offices and light industrial uses) within each of the
submarkets. This work has been supplemented by the TBR report of 201622.

3.3.6

Looking at VOA data Frost Meadowcroft23 have calculated there to be some 3,350
office and light industrial occupiers within the Borough, occupying the 758,000 sq
m of business floorspace. The great majority of this space will be offices or
workspace “hybrid” uses.

3.3.7

Whilst there are particular concentrations in the Borough’s town centre and the
three employment zones, the stock of business premises is widely distributed
across the Borough.





19.6% lies within North Kensington
15% lies within the three Employment Zones
23% lies within Chelsea
27% lies within Kensington

21

Frost Meadowcroft Report: Office Market Review (2014)
Evidence to inform Article 4 direction, TBR (2016)
23
Frost Meadowcroft Report: Office Market Review (2014)
22
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Figure 3.3: RBKC: Firms in B1 premises. Source: TBR (2016)
Frost Meadowcroft Report: Office Market Review (2014)
4.
Distribution
4.1
Introduction
As previously identified, the Royal Borough of Kensington & Chelsea
commercial property stock (offices and light industrial) can be identified by
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commercial submarkets based on location. These have been defined over
time as a result of numerous businesses choosing to relocate due to the
commercial needs of the business with 20% of the result of our survey pointing
to business growth and 12% of businesses moving to be closer to other
businesses in the same industry. Areas of particular commercial interest have
been identified by the Council as Employment Zones where there is general
policy to protect commercial activity.
4.2

4.2.1

Distribution of floorspace
Sub Market
North Kensington

Cumulative
Size
148,400 sq m

% of total
stock
19.60%

> Kensal Rd EZ

31,500 sq m

4.20%

> Latimer Rd/Freston Rd EZ

61,200 sq m

8.10%

> Rest of North Kensington

55,700 sq m

7.30%

Chelsea

179,900 sq m

23.70%

> Lots Rd EZ

20,300 sq m

2.70%

> Rest of Chelsea

159,600 sq m

21.00%

Notting Hill

83,200 sq m

11.00%

Kensington

205,600 sq m

27.10%

Knightsbridge

64,400 sq m

8.50%

South Kensington

64,800 sq m

8.50%

Earls Court

12,300 sq m

1.60%

Total

758,800 sq m

100.00%

Based on analysis of data supplied by the VOA, we have calculated there to
be approximately 3,339 office and light industrial occupiers within the
Borough. This can be broken down and classified even further by the
geographic submarkets as previously identified, with the 3 Employment Zones
being included in the respective submarket.

Breakdown of Commercial Property stock within RBKC
8% 7%

4%

9%
8%

3%

2%

Kensington

Chelsea

Notting Hill

South Kensington

Knightsbridge

Latimer Rd/Freston Rd EZ

North Kensington

Kensal Rd EZ

Lots Rd EZ

Earls Court

27%

11%
21%
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Number of occupiers in RBKC
Submarket
No.
occupiers

% of existing
stock

Average
office size
per occupier

N Kensington

1,093

32.7%

136 sq m

Notting Hill

257

7.7%

323 sq m

Kensington

643

19.3%

320 sq m

Knightsbridge

456

13.7%

142 sq m

Chelsea

558

16.7%

322 sq m

South Kensington

246

7.4%

263 sq m

Earls Court

86

2.6%

143 sq m

Total

3,339

100%

226 sq m

4.2.2

North Kensington - Totalling 148,400 sq m of total stock (19.6%), this area is
home to the two largest Employment Zones within the Borough. The Kensal
EZ accounting for 31,500 sq m being 4.2% of this existing stock, and Latimer
& Freston having 61,200 sq m, being 8.1% of the existing stock. Together
with the rest of the submarket, these combined EZs account for 62.5% of the
Borough’s commercial stock.

4.2.3

The number of occupiers (represented by individual Rateable Values) shows
that the area has highest number of occupiers (33 % of the Borough’s
occupiers) showing that this area has the highest density of smaller
businesses with an average of 136 sq m per occupier.

4.2.4

Kensington - The largest volume of office space is in the Kensington area with
205,600 sq m representing over 27% of the Borough’s total office stock and
just under 20% of the Borough’s occupiers with an average of 320 sq m per
occupier reflecting the larger sized office buildings in this location.

4.2.5

Chelsea - This is the second largest submarket with 179,900 sq m and 17%
of the Borough’s occupiers at an average size per occupier of 322 sq m. The
Lots Road EZ accounts for 17.3% of this submarket.

4.2.6

Knightsbridge - This submarket represents just under 8.5% (64,400 sq m) of
the total Borough stock, as previously stated, the majority of the office stock
in this Knightsbridge actually lies across the Borough boundary in
Westminster. As a result, the RBKC section of this submarket is on the fringes
of the main office core and is reflected by the smaller buildings with an average
occupier size of 142 sq m.

4.2.7

Earls Court - The smallest submarket with just 1.6% of the office stock but
2.6% of the occupiers, showing a predominantly smaller occupier with an
average of 143 sq m.
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TYPOLOGY
3.3.8

Frost Meadowcroft24 have look in some detail at the nature of premises occupied
by business uses across the Borough.

3.3.9

They concluded that there are 6 broad categories of commercial property across
the Borough. For units over 300 sq m:






13.4% of the total stock of units lie within mixed uses properties, which make
up 21.2% of all the properties
Purpose built commercial properties account for 44% of all the stock, often
buildings which feature larger floorplates
26.9 % of the total stock of is made up of converted buildings. Many of the sub
300 sq m units also occupy converted buildings
Warehouse and light industrial properties account for 6.4% of the total stock,
although this is not to say that such properties are still occupied by such uses.
The total stock of services offices is unusually low when compared to
surrounding areas at just 2.8% of the total stock

Frost Meadowcroft Report: Office Market Review (2014)
5.1
Introduction to the typology
5.1.1
The commercial properties in the Borough have been researched primarily
from the Valuation Office Agency data. This data has been classified to refine
the properties by the following parameters:




5.1.2

24

Location – the properties have been refined by location, both postcode and
by Sub market so that the clustering of the properties can be identified to
show the density of commercial space in the various areas across the
Borough.
Type – this refers to the use of the building which is broadly divided
between general office use or light industrial/workshop use. Office
properties have been further classified by their hereditaments.

Due to the volume of commercial property within the Borough, all commercial
buildings less than 300 sq m (3,229 sq ft) have only been classified by size
and location. Properties above this size have been further classified using the
Typology Matrix (Appendix E) summarised in the table below. This stock
represents 546,500 sq m (72%) of the total stock in the Borough.

Frost Meadowcroft Report: Office Market Review (2014)
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Number of properties below 300 sq m

200
150
100
50
0
Kensington

Notting Hill

South Kensington

Notting Hill

Earls Court

Knightsbridge

South Kensington

Freston Rd/Latimer Rd

Kensal Road EZ

North Kensington EZ

Lots Road EZ

Chelsea

Kensington

Earls Court

Typology

No. properties

Mixed Use - Retail & Offices

64

Cummulative
size (sq m)
31,400

Mixed Use - Residential & Offices

18

18,100

Purpose Built (over 30,000 sq ft) - before 1945

16

148,100

Purpose Built (over 30,000 sq ft) - 1945 - 1980

6

55,000

3.3%
27.1
%
10.1
%

Purpose Built (over 30,000 sq ft) - 1980 - 2000

4

16,100

2.9%

Purpose Built (over 30,000 sq ft) - after 2000

5

20,700

Purpose Built (under 30,000 sq ft) - before 1945

45

62,500

3.8%
11.4
%

Purpose Built (under 30,000 sq ft) - 1945 - 1980
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38,400

7.0%

Purpose Built (under 30,000 sq ft) - 1980 - 2000

35

41,100

7.5%

Purpose Built (under 30,000 sq ft) - after 2000

13

12,200

2.2%

Converted - Warehouse/Industrial building

24

16,800

3.1%

Converted - Mews/Stables

21

11,100

2.0%

Converted - Residential

53

25,600

4.7%

Converted - Religious/Institution/School

37

18,500

3.4%

Converted - Retail/Pub building

4

1,800

0.3%

Serviced offices/Multi-let business hubs - converted

5

7,800

1.4%

Serviced offices/Multi-let business hubs - purpose built

2

1,800

0.3%

B1(c) and light industrial

10

19,500

3.6%

546,500

100%

%
5.7%

5.1.3

The Typology Matrix (Appendix E) identifies 6 key categories of commercial
properties. These categories are as follows:

5.1.4

Mixed Use. These properties tend be formed from terraced-buildings where
there is retail on the ground floor and offices on the upper floors. The retail
premises would often account for a small proportion of the overall property. A
good example of this type of property is the high street shop with offices above.
Examples where these properties are include Knightsbridge, Kings Road and
Portobello Road. In southern parts of the Borough where the retail premises
are more valuable that than office space above, landowners and occupiers
are willing to compromise the layout and access of the upper floors for
maximum retail frontage and floor area.
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5.1.5

Another form of mixed use office property is where the building incorporates
residential premises. These are more commonly found in larger developments
where a management office is required or where a proportion of a residential
property has been converted from residential to offices and vice versa.

5.1.6

Properties falling in the mixed use category account for 6.3% of total stock
over 300 sq m but interestingly this category makes up 16.5% of the number
of properties, illustrating that these occupiers are small businesses.

5.1.7

Purpose Built. These buildings tend to be of a more recent construction,
typically from the 1960s to date. They feature larger floor plates affording
occupiers the flexibility of configuring their own office space. The specification
is generally higher in comparison to the other typologies in order to meet
modern occupier’s requirements. Typical amenities would include passenger
lifts, car parking, large reception areas and air conditioning. More
consideration would also be given to the efficiency of both the floorplates and
the energy performance of the building, where it may be often difficult or
financially unviable to retrospectively improve this in converted buildings.

5.1.8

Purpose built commercial properties account for over two thirds of the entire
commercial stock (68.4% of total properties over 300 sq m). For the purpose
of this report, this typology has been split on the basis of size – properties over
3,000 sq m (32,292 sq ft) and properties under 3,000 sq m. This has been
broken down further by age and submarket.

5.1.9

From our research, we estimate that over half (52.4%) of the Borough’s
purpose-built stock (over 300 sq m) was built prior the Second World War.
This means that the majority of the Borough’s buildings are likely to be at an
age when they may not be able to meet occupiers needs, workplace standards
and acceptable energy efficiency levels unless they have been substantially
refurbished already.

5.1.10

In addition, 16% of the office stock is estimated to have been built after 1980.
Of this stock only 6.3% was built post 2000. These figures show a significant
decline in the level of new build offices from post 1950s to date.

5.1.11

Converted Buildings. This typology has the widest range of properties ranging
from converted light industrial buildings to mews, retail premises, former
residential properties and all other properties that served with an alternative
use. With respect to properties over 300 sq m, this typology accounts for
11.9% (69,400 sq m) of total stock but has the second highest number of
properties in the classification. The most common type are former residential
properties (21,800 sq m) where there the largest proportion can be found in
South Kensington.

5.1.12

It is important to note that there are a large number of properties under 300 sq
m which have not been included in these figures. Smaller buildings such as
light industrial units, mews and retail premises, have been omitted in this figure
although they play a prominent role in the make up of commercial stock within
the Borough.
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5.1.13

Historically, the locations of the Employment Zones were former light industrial
sites within the Borough and therefore required good access to all parts of
London. The open plan and expansive nature of these buildings often enable
owners more flexibility to create interesting office spaces which has proven
popular in the creative and media industries across the Borough. As a result,
converted light industrial/warehouse properties account for the largest
proportion of commercial stock in the Employment Zones. Effective examples
of this include 3 Olaf Street (Latimer Road and Freston Road EZ), Canalot
Studios (Kensal Road EZ) and Worlds End Studios (Lots Road Employment
Zone).

5.1.14

Other popular conversions are former Churches, Chapels and public houses.

5.1.15

Warehousing/Light Industrial. These were typically constructed near canals
and railways where land values were cheaper historically because it was not
suitable for residential and less desirable for offices. The stock in this category
is typically smaller units in the northern sector of the Borough with very little
located in the southern parts of the Borough where alternative uses were more
desirable because of the better transport connectivity. It should be noted that
during our research there are a number of properties listed in the rating list as
“Workshop & Premises” & “Warehouse & Premises” due their historic use and
lower rateable value but are now in fact being used as offices. As a result the
total light industrial floor area is estimated to be 66,600 sq m in this category,
however in reality it may be less.

5.1.16

Existing warehouse and light industrial classified properties account for just
11.4% of the total stock. Much of this is historic light industrial space and larger
warehousing which is interspersed around residential and office areas is now
not well suited to the area, most light industrial occupiers tend to be located in
areas offering better communications, such as Acton, Park Royal, Wembley
and Brent where there are industrial estates offering purpose built properties.

5.1.17

Serviced Offices and Business Centres. Serviced offices are an important
sector of the office market by providing small flexible offices for smaller local
companies and start-ups. Serviced offices are typically furnished and provide
varying level of services such as telephone answering, meeting rooms and
secretarial services allowing these smaller businesses to benefit from the
services and facilities normally only available to larger organisations. The
location of these buildings tends to be in the more core office hubs alongside
larger office occupiers, in many cases, these smaller companies are often
suppliers or service providers to these larger corporate occupiers. However
there are number of business centres towards the north of the Borough where
small offices, typically for 1-5 people, offer more affordable and flexible office
space without the higher level of services and associated costs.

5.1.18

Whilst serviced offices are typically found closer to town centres, stations and
local amenities, the business centres tend to be in less prime locations where
values are lower and the smaller tenants are prepared to make compromises
in location in return for value. This has resulted in a higher density of business
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centres in the northern area of the Borough.
5.1.19

Typically the length of occupancy in serviced offices is much shorter than
conventionally leased offices as the occupiers are usually in a transitional
stage and move out to larger conventionally leased offices as their business
grows. Companies prefer to remain local and will seek to lease conventional
offices in the same area. These buildings provide valuable incubation
accommodation for small growing businesses that subsequently relocate to
larger buildings in the Borough. The Phoenix Brewery building on Bramley
Road in the Latimer & Freston Employment Zone has been a recipient of a
number of these growing tenants from the serviced and business centre
environment.

5.1.20

The total stock of serviced offices in the Borough is unusually low compared
to surrounding areas and our research to selected operators has indicated low
levels of vacancy.

5.1.21

The main serviced office / business centres are listed below. These centres
range from the high end offering at Pavilion 96 Kensington High Street, to the
more affordable budget space at the north of the Borough such as Pall Mall
Deposit.

5.1.22

Below is a selection of serviced offices and business centres located across
the Borough:
Building Name
Pall Mall Deposit
Pavilion
MWB Exchange
Canalot Studios
Worlds End Studio
Glen House
12 Hans Road
Argyll Business Centre
Vicarage House

Address
Barlby Road, W10
Kensington High Street, W8
Basil Street, SW3
222 Kensal Road W10
Lots Road, SW10
Old Brompton Road, SW7
Hans Road, SW3
Pont Street, SW1X
Kensington Church Street, W8

Building Size
4,830 sq m
3,130 sq m
3,065 sq m
2,580 sq m
2,090 sq m
2,020 sq m
1,090 sq m
1,020 sq m
930 sq m

AVAILABILITY
3.3.10

Availability of business premises is a useful indication of the relative health of the
market, and whether the demand and supply of the office stock is in balance. High
availability rates, significantly above the 8% level expected for natural churn,
suggest an under-provision of such premises.

3.3.11

The 201425 and 201526 Frost Meadowcroft reports considered availability rates in
some detail. This data has been kept regularly updated, reflecting the current state
of the market. The key findings were:


25
26

Available office space in Central London has fallen 50% between 2009 and
2015, from 24.4 million sq ft to 12.7 million sq ft.

Frost Meadowcroft Report: Office Market Review (2014)
Latimer Road Commercial Properties Viability Study 2015

32







In 2014/15 alone total space fell 14%.
Vacancy rates in western fringe of the London market (the market in which this
Borough lies) was just 1.6% in 2014 Q3.
As of 2015 office availability within the Borough was at an all-time low at just
1.3%. It remains at historically low levels.
These low availability levels reflect a shortage of office space, and a lack of new
office space coming onto the market.
The combination of high office demand and low supply has resulted in the
fastest rent and capital value gains from offices since the late 1980s.

Latimer Road Commercial Properties Viability Study 2015
3
Market Summary
3.1
London Office Market
3.1.1
2014 was a strong year in terms of office take-up in the London office market
and this trend is continuing during 2015. Outside of the West End, the
surrounding markets have seen high levels of demand and rental growth.
West London, along with other popular submarkets such as Southbank, Old
Street (Silicon Roundabout) and Midtown have seen particularly strong growth
and limited supply as there has been good demand.
3.1.2

Recent data has found that the amount of available office space in Central
London has fallen 50% since 2009, from 24.4 million sq ft to 12.7 million sq ft.
In the last 12 months total space fell 14% and all of the core central London
markets have seen a decline in available space in 2014. The West End's
vacancy rate is now critically low, at just below 4%.

3.2
3.2.1

The Local Market
In the investment market, funds and property companies have shown strong
interest in West London as an area of opportunity as values in central London
continue to increase leaving less attractive yield. In comparison, West London
has been seen as an area for above average rental growth prospects.
 The Western Fringe submarket consists of 1,570 office buildings totalling
14,320,000 sq
 The vacancy rate at the end of 2014 Q3 was just 1.6% continuing the
declining trend.
 Transaction volume over the last 12 months totalled £207.2 million on 11
investment deals.
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3.2.4

Office availability is at an all-time low in the West London market. Our research
shows the availability rate in Royal Borough of Kensington and Chelsea is at
only 1.3%. The neighbouring Borough of Hammersmith and Fulham is down
to an availability rate of 1.5% with Paddington at 5.1% and Chiswick at 3.2%.

3.2.5

A major contributing factor of this shortage in supply is Permitted Development
(PD) Rights introduced in May 2013 where a considerable amount of office
space has been lost to residential conversion. H&F has received the third
highest number of PD applications in the country behind Richmond and
Islington.

3.2.6

The combination of high office demand and low supply, due to the loss of stock
from conversion to residential in the non-exempt parts of Paddington,
Hammersmith & Fulham and Chiswick, has resulted in the fastest rent and
capital value gains for offices since the late 1980s.

Frost Meadowcroft Report: Office Market Review (2014)
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3.7
3.7.1

Availability and existing stock (commentary, stats and charts)
The size of existing office stock within the Borough is estimated to be 696,000
sq m, with a further 12,700 sq m in the pipeline to be constructed over the next
12 months. Strong levels of demand have contributed to a low availability rate
of 3.4% (23,800 sq m) throughout the Borough, which still remains lower than
the West End market at 3.6%27. despite the highest occupancy levels since
2008. Availability levels have continued to fall sharply since Q3 2013 when
availability was at 4.5% of existing stock.

3.7.2

There is approximately 755,900 sq m of office and light industrial space
currently employing an estimated 121,000 people within the Borough. The
graph below shows the distribution of commercial (office and light industrial)
space.
Total commercial stock in RBKC
300,000 sq m
200,000 sq m
100,000 sq m
sq m

Notting Hill
Earls Court
Knightsbridge
South Kensington
Freston Rd/Latimer Rd
Kensal Road EZ
North Kensington EZ
Lots Road EZ
Chelsea
Kensington

3.7.3

Within the graph above, the Chelsea and North Kensington submarkets
include their respective Employment Zones. Despite this, the Kensington
submarket is still the largest in the Borough.

3.7.4

The graph below illustrates the decline in office availability over the past 5
years, falling to its lowest rate at the start of 2013. One possible explanation
for an increase in 2013 will be natural lease events occurring such as lease
breaks and expiries coinciding with business growth and economic confidence
leading to businesses relocating to larger spaces.

3.7.5

There is approximately 66,600 sq m of light industrial/warehousing stock
located in the Borough which is generally located in the northern area of the
Borough just to the south of the A40 Westway. The most notable areas being
around Freston Road, Latimer Road, St Marks Road and Kensal Road.
Located within the Chelsea submarket, John Lewis Direct occupy 15,700 sq
m of warehousing and office space at Draycott Avenue.

27

Jones Lang Lasalle: OnPoint, The Central London Market Q1 2014
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OFFICE DEMAND
3.3.12

Actual, rather than predicted or macro office demand, is hard to quantify accurately
as is most effectively measured by transaction data. However, in its 2014 report28,
Frost Meadowcroft qualified this demand for different sizes of office premises. The
conclusions can be summarised below:





For the year preceding 2014 there was a high level of demand for office
floorspace across the Borough, or a leasehold demand for 345,900 sq m.
Of this figure over 68% (234,000 sq m) were potential occupiers seeking space
over 1,000 sq m.
The most popular size for businesses looking in the Borough comes from
tenants already in the Borough and looking for units between 100 and 200 sq
m.
The pressure on office stock from owners using their permitted development
rights in neighbouring Boroughs (and in particular in Hammersmith and Fulham)
has increased demand in the Borough.

Frost Meadowcroft Report: Office Market Review (2014)
3.6
Office Demand
3.6.1
London has experienced good levels of demand from office occupiers since
2011/12 as the economy has recovered. The service sector in the UK has
outperformed other sectors in the UK’s GDP, accounting for approximately 78
% of total GDP. London has a high density of service sector occupiers and plays
an important part in the office market.
3.6.2

28

Statistically, demand is hard to quantify accurately due to the difficulty in
obtaining and compiling this data as most data is collected from transactions
only. However we have been able to identify the number and size of agent’s
client requirements circulated through the main commercial agents portal

Frost Meadowcroft Report: Office Market Review (2014)
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(WestEndAgents.com) within the London commercial property market, in
addition to occupier requirements in the market place, data which has been
obtained from other sources.
3.6.3

During the 12 months from March 2013 to April 2014, there was approximately
345,900 square metres of leasehold demand for office space within the
Borough. Of this figure over 68% (234,000 sq m) were potential occupiers
seeking space of over 1,000 sq m.
Size

No. requirements

Cumulative size

<200 sq m
201-500 sq m
501-1,000 sq m
1001+ sq m
Total

42
163
102
120
427

4,800 sq m
45,500 sq m
61,700 sq m
233,900 sq m
345,900 sq m

Cumulative size of requirements in
RBKC in floor area (March 2013 –
March 2014)

3.6.4

Percentage of requirements in RBKC
based on size (March 2013 – March 2014)

The charts and data above show that the ‘over 1,000 sq m’ category for
accounted for the largest volume of 2013-14 demand, based on the actual
number of requirements for companies looking to relocate to the Borough. It is
common practice for larger firms to instruct a property consultant to search the
market for appropriate office space and negotiate terms on a new lease. The
most common requirement size is 200 - 500 sq m, accounting for 38%. This
shows a far more even distribution of requirements based on the number of
companies looking across the entire Borough. It should be noted that the
smaller companies with requirements of less than 200 sq m are less likely to
engage an agent to advise them. As a result the number of enquiries from this
sector are harder to quantify and therefore may not be represented truly in the
above chart and data.
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3.6.5

From this high level of requirement, take up in the Borough was far less at
13,000 sq m (1.9% of existing stock) which is a fall from 3.95% in 2012. Issues
such as shortages in supply combined with quality of stock, size of floor plates
and increasing rents would have contributed to the low take up in 2013.

3.6.6

Demand can also be building led. For example there are very few large floor
plate buildings in west London, or larger headquarter buildings. Therefore
companies that require this size will be forced to consider properties in
surrounding such as Hammersmith Grove and Chiswick Business Park where
office space of this nature exists. When such space becomes available
occupiers will consider these opportunities on availability rather than prioritised
by location or pricing.

3.6.7

The demand for offices in the Borough generally reflects the trends of the office
market in Central London although specific areas exhibit particular market
characteristics which attract differing tenant profiles and demand.

3.6.8

The pressure on office stocks from Permitted Development Rights in
neighbouring Boroughs has reduced availability in surrounding areas and
therefore increased demand in RBKC.

3.6.9

A survey conducted with a selection of commercial property agents active in the
RBKC commercial property market provided the following responses in relation
to the profile and requirements of tenants in the market who were
unrepresented (not using an agent).
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Industries looking in RBKC

Common sizes for businesses
looking in RBKC

19%
< 100 sq m

10%
31%
26%

101 - 200 sq m

30%

23%

201 - 500 sq m

28%

500 + sq m

33%

< 100 sq m

31%
26%

500 + sq m

33%

3.6.10

19%

30%

101 - 200 sq m
201 - 500 sq m

Financial,
professional
services
Others

Industries looking in RBKC

Common sizes for businesses
looking in RBKC

10%

Telecommunicati
ons, Media and
Technology
Music, Fashion,
Design

23%
28%

Telecommunicati
ons, Media and
Technology
Music, Fashion,
Design
Financial,
professional
services
Others

Based on the survey results, the most popular size for businesses looking in
RBKC came from tenants already in the Borough and looking for approximately
101 – 200 sq m. In addition, a significant proportion (29% of requirements) was
driven by lease events such as a lease expiry or a break clause that was being
exercised. The Borough-wide use of resident parking permits was a popular
reason for businesses with directors living in the Borough to either remain or
relocate to RBKC.
RENTAL VALUES

3.3.13

Coupling the healthy demand for office floorspace with the reduction in stock
outside of the Borough associated with the liberalisation in planning regulations has
caused rental values to continue rising. This has been the position for both prime
and grade B rents.

3.3.14

There is considerable spatial variation, with grade A rents reaching (in July 2014)
£860 per sq m in the south and dropping to between £300 and £400 per sq m in
the north.29

3.3.15

Frost Meadowcroft looked at the rental levels in the Freston Road and Latimer

29

Frost Meadowcroft Report: Office Market Review (2014)
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Employment Zone30. It noted that whilst rental values may be lower than in the
south of the Borough, they are a historically high levels, of between £37.50 –
£47.50 per sq ft. in the Notting Dale area.
3.3.16

The assessment of viability notes that rental levels across the Borough are such
as to allow the Council to conclude that the Borough remains a viable office
location.

Frost Meadowcroft Report: Office Market Review (2014)
3.9
Rental Values
3.9.1
Continuing low levels of supply have helped prime rents continue to perform
strongly with refurbished grade A office stock achieving above £860 per sq m
(£80.00 per sq ft) in southern parts of the borough compared to £403 per sq
m (£37.50 per sq ft) in the north.

Office Rents
Knightsbridge
Chelsea
South Kensington
Kensington
Notting Hill
Latimer Rd/Freston Rd
Employment Zone
Kensal Rd Employment Zone
North Kensington
Lots Road Employment Zone
Earls Court

Grade A
per sq
m
£860
£613
£592
£532
£485

per sq
ft
£80
£57
£55
£49
£45

£400

£37

Average Grade B
per sq
per sq
m
ft
£538
£50
£377
£35
£409
£38
£334
£31
£312
£29
£26
£280

£375
£375
£312
£301

£35
£35
£29
£28

£215
£226
£291
£215

£20
£21
£27
£20

3.9.2

In general, the average rents of the individual submarkets follow a similar trend
in value as the Grade A rents, with Knightsbridge remaining the most
expensive and Earls Court the least. However it is worth noting that in north
of the Borough – North Kensington and Kensal Road Employment Zone, the
average rents are considerably lower than the grade A rents indicating a wider
range of commercial properties of which there is a higher proportion at the
lower end. The Average rents across the borough remain stable rising
marginally from £355 per sq m to £365 per sq m (£33 to £34 per sq ft) over
the 12 month period.

3.9.3

In the surrounding office markets, prime rents in Hammersmith & Fulham have
risen to £511 per sq m (£47.50 per sq ft) for comparable office stock, with
prime rents in the West End above £1,076 per sq m (£100 per sq ft).

30

Latimer Road Commercial Properties Viability Study 2015
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Office Rents in RBKC (Grade A/Average)
£1,000 per sq m
£900 per sq m
£800 per sq m
£700 per sq m
£600 per sq m
£500 per sq m
£400 per sq m
£300 per sq m
£200 per sq m
£100 per sq m
£0 per sq m

3.9.4

Recent examples of grade A rents achieved in RBKC.
Yellow Building, Notting Dale, W11
In April 2014, Audley Travel Group agreed terms to let part
3rd floor (890 sq m/8,590 sq ft) direct from the landlord for
period of 5 years. The rent achieved was £322 per sq m
(£30 per sq ft).

99 Kensington High Street, W8
In December 2013, Warner Music agrred to let 1,559 sq
m (16,790 sq ft) for a period of 10 years direct from the
landlord. The rent achieved was £532 per sq m (£49.50
per sq ft).

38 Hans Crescent, Knightsbridge, SW7
In August 2012, Chellomedia agreed to sublet, 2645 sq m
(28,500 sq ft) for a period of 7 years. The rent achieved
was £581 per sq m (£54 per sq ft).

Latimer Road Commercial Properties Viability Study 2015
3.3
Office Rental Market
3.3.1
Rental values vary widely in the Borough from the south (Chelsea &
Knightsbridge) to the northern sector (Kensal & North Kensington).
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3.3.2.

In the Freston and Latimer Road Employment Zone there is also a large range
of rental values. In the area close to Latimer Road station and Freston Road,
now widely known as Notting Dale. This area has the largest density of better
quality office buildings as it benefits from being close to the station and the
bridge link over the West Cross Route to Westfield and Shepherds Bush
station, and thus commands the highest values. This area is home to some
well-known occupiers such as Monsoon/Accessorize, Talk Talk, Cath Kidston,
the Louise Blouin Foundation and ColArt. Rental values in this area range from
£37.50 - £47.50 per sq ft.

3.3.3.

At Phoenix Brewery, Bramley Road, smaller suites of c. 1,200 sq ft have been
very popular with tenants and there is another 8,350 sq ft coming available
over several floors in the next few months. Anticipated quoting rents are at
£50.00 per sq ft.

3.3.4.

Local to Latimer Road, there were fewer lease transactions due to short
supply. The most recent transactions here are Olympic House, 204 Latimer
Road and 325 Latimer Road in 2014 and 2015. The buildings in Latimer Road
tend to be smaller with floor plates generally of a lower specification and
quality, with existing rental values being between £16.50 and £22.00 per sq ft.

3.3.5.

Further afield in the southern parts of Fulham, an area not historically
recognised as a popular office location, record office rents of £40.00 per sq ft
– £45.00 per sq ft were set at Fulham Green, Fulham High Street, and the
Coda Studios, Munster Road complexes. The owners of Fulham Green let the
final floors in the 135,000 sq ft office scheme to travel company Scott Dunn
(10,000 sq ft) and to PR agency Raffles Media (3,000 sq ft) at £44 per sq ft.
Coda Studios in Munster Road reached £43 per sq ft. These buildings set a
new tone for SW6.

3.3.6.

A further indicator of the strong demand is Baseline Business Studios on
Whitchurch Road to the east of Bramley Road. These offices occupy the lower
ground floor of a local authority block of flats, providing approximately 40
studio offices converted from garages. The development offers 34 single units
(330 sq ft) and 6 double units (660 sq ft). The basic space has traditionally
always had high vacancy rates due to its location and specification, however,
the complex is now fully let.
INDUSTRIAL AND WAREHOUSING USES

3.3.17

From the VOA data Frost Meadowcroft estimated in 201431 that there was
approximately 66,600 of light industrial / warehousing stock across the Borough,
41,000 sq m which is estimated to be light industrial.32 Much of this is located in the
north of the Borough, around Freston Road, Latimer Road, St Mark’s Road and
Kensal Road.

3.3.18

Frost Meadowcroft does, however, recognise that this may be an over estimate,
and the real figure may be much smaller. This reflects the broad VOA rating list

31
32

Office Market Review, Frost Meadowcroft (2014)
Office Market Review, Frost Meadowcroft (2014), para 5.1.16.
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which includes workshops or warehouses and “premises”. Planning permission is
not needed form any changes of use within the B class uses. This has now been
the case for a number of years.
3.3.19

In early 2016 AECOM, on behalf of the GLA, published the London Industrial Land
Supply and Economy Study33. Using the Valuation Office Agency’s (VOA) 2012
data sets as a starting point, this study estimated existing (and vacant) industrial
uses across London’s thirty-two local authority areas. The study estimated that the
Borough contains 2.2 ha. of light industrial land, 2.3 ha. of general industrial land
and 2.3 ha of warehousing, self-storage and open storage.

3.3.20

A weakness in a study of this scale is the difficulty inherent in making an
assessment as to the detailed uses of individual buildings. There will often be a
professional judgement as to whether a B class industrial use is best considered to
be a “general industrial” use (a B2 use) or a B1(c) “light industrial use”. The
definition of a B1(c) light industrial use as set out within the Use Classes Order34
itself is an industrial use which is “appropriate in a residential area.” It is difficult to
make such an assessment using the VOA data – and really needs an assessment
to be made on site.

3.3.21

Taking the data from the AECOM study as a baseline, the Council has carried out
a re-survey. All the industrial properties identified by the AECOM report were visited
in July 2016, and an assessment of their “neighbourliness” made. This re-survey
would suggest that the amount of light industrial land across the Borough may be
closer to 2.9 ha than the 2.2 ha estimated. This reflects the Council’s view that a
number of premises previously identified as being Class B2 or “general industrial”
are better considered as light industrial uses. A caveat is, however, advised, with
a high proportion of these light industrial units being in perhaps more complex uses.
The main model for the creative industries is for hybrid spaces, with it becoming
increasingly rare for a unit to be in use entirely, or indeed predominantly, for
manufacture. One element of the building may be for manufacture, another for
design, another for sales etc.

3.3.22

Critically PBA is of the view that, whilst small, “the remaining industrial / studio stock
in Kensington & Chelsea is economically sustainable …. And there is no evidence
that the size of the stock exceeds market demand. On the contrary, the evidence
points to a tight market, in which industrial / studio occupiers are being squeezed
out by higher-value uses in Kensington & Chelsea, as in the rest of central and
Inner London. But the process has gone further in Kensington and Chelsea than
elsewhere, so the borough’s remaining industrial / studio stock is vanishingly
small.”35

Commercial Property Study, PBA (March 2013)
The industrial / studio market
The stock
4.33
The official VOA statistics indicate that there are some 77,000 sq m of industrial /
warehouse7 space in Kensington & Chelsea. This is a very small stock, only 0.4%
33

London Industrial Land Supply and Economy Study 2015 (AECOM 2016)
The Town and Country Planning (Use Classes) Order 1987 (as amended)
35
Commercial Property Study, PBA (March 2013), para 4.43.
34
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of the London total and the smallest of any London borough, fractionally behind
the City. It is also qualitatively different, consisting mostly of studios rather than
traditional factories, workshop or warehouses. Only two large industrial /
warehouse sites remain in Kensington & Chelsea, both in the Latimer Road /
Freston Road employment zone: Travis Perkins builders’ merchants and
Shurguard storage, with adjoining light industrial units. This type of property is the
exception rather than the norm for RKBC. The rest of the space classified by VOA
as industrial consists of small studio units, generally occupied by creative
industries such as fashion and photography. In recognition of this, we refer to the
whole sector as ‘industrial / studio space’.
4.34

Kensington & Chelsea’s industrial / studio stock is concentrated in the
employment zones, which account for half of the borough total. In the higher-order
town centres there is very little industrial / studio floorspace, the largest total, 4,300
sq m, is in Notting Hill Gate around Portobello Road.

4.35

Owing to the borough’s constrained land supply and the pressure from higher
value uses, there has been no significant industrial / studio development for many
years.

4.36

4.37

Demand
Over the last five years industrial / studio take-up across Kensington & Chelsea
has averaged some 1,500 sq m. Take-up 2012 was above average, but this is
due entirely to one large transaction, concerning a 1,200 sq m unit at Crowthorne
Road. As for offices but on a much smaller scale, the demand for industrial / studio
space in the borough is driven by the creative industries, attracted by the
borough’s long-established clusters and its central position within London.
Supply and market balance
To assess property availability in Kensington & Chelsea, we have combined
information from the CoStar database and the websites of business centres in
Kensal (which are not covered by CoStar). The resulting total for the borough
(December 2012) is 1,938 sq m, a vacancy rate of just 2.5%.

4.38

This recorded vacancy figure may be misleading, because the borough’s industrial
/ studio sector is not part of the mainstream property market and vacancies may
not be advertised on CoStar. But our own site inspections in August 2012 confirm
that, the business centres aside, vacancy is very low and premises are very well
maintained. Because the stock is so small, what little there is in high demand. We
have already seen traditional industrial uses priced out of the borough, and those
remaining tenants who have secured an industrial property tend to stay put.
Therefore there are few transactions; when a unit does fall vacant, agents tell us
that it is quickly re-let.

4.39

Industrial / studio rentals in RKBC are very difficult to assess, because there are
few lettings, and this marginal market is not covered by the usual data sources.
For lettings in the year to September 2012, CoStar shows an average of £90 psm.
But this is based on few transactions, so it does not allow us to distinguish
between different parts of the borough, and as a borough-wide average it may not
be robust.
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4.40

As an alternative, in Table 1.3 we have estimated industrial / studio rents in
different parts of the borough from VOA rateable values. These values relate to
the last revaluation at 1 April 2008 and they average £149 per sq m – much more
than the CoStar average. If we exclude Kensal, where rents are unusually high
because units tend to be very small, the average is still £144 per sq m.

4.41

Industrial / studio uses in the borough are under pressure for residential
redevelopment, as the price differential is extreme. But in their own right, these
uses are financially sustainable. Occupancy rates are high and landlords do not
have to offer substantial incentives to attract tenants, as there is little competition
and high demand. In our professional opinion and bearing in mind these factors,
£90 per sq m is a sustainable industrial / studio rent, which normally allows owners
to make a reasonable return, and attract a decent covenant tenant on favourable
lease terms. This allows landlords in the borough to maintain properties in lettable
condition. If rents are in fact higher, as suggested by the VoA data, units will
produce a higher return.

4.42

Competition
RBKC’s competitors are much the same in the industrial / studio market as in the
office market. The closest is neighbouring Hammersmith & Fulham, which attracts
similar creative industries. More distant competitors are central London fringe
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areas such as Camden, Hoxton and Shoreditch. In all these areas markets are
undersupplied as industrial / studio uses being pushed out by housing pressure.
Across central and inner London, the market is getting tighter as previously
industrial areas are replaced by housing-led redevelopment, for example at Nine
Elms Battersea and Kings Cross8.

4.43

Conclusion
The indications are that the remaining industrial / studio stock in Kensington &
Chelsea is economically sustainable. Leaving aside the Kensal business centres,
which we consider in detail later, there is no evidence that the size of the stock
exceeds market demand. On the contrary, the evidence points to a tight market,
in which industrial / studio occupiers are being squeezed out by higher-value uses
in Kensington & Chelsea, as in the rest of central and Inner London. But the
process has gone further in Kensington and Chelsea than elsewhere, so the
borough’s remaining industrial / studio stock is vanishingly small.

Employment Land Review Update, Roger Tym and Partners (2009)
3.6
Light industry and warehousing are concentrated most notably in the
Latimer/Freston Road employment zone – although there is very little light
industry and warehousing in the Borough. The bulk of demand again is for small
(sub 300 sq m) units, and also for flexible, fit-for-purpose floorspace, offering
good value for money. Much of this demand is accommodated in managed
workspace, offering flexible terms of occupation. As elsewhere in London, there
is strong demand for small freeholds. Examples of the types of occupiers for
this space are car garages and builders merchants. These businesses are an
important part of the local and wider economy. While this sector of the market
is unlikely to expand, it is not in retreat either, but provides consistent and
resilient levels of demand.
Latimer Road Commercial Properties Viability Study 2015
3.5
Light Industrial Rental Market
3.5.1
The Borough has limited stock of small light industrial properties, the majority
being situated in the northern area of the Borough. The Latimer Industrial Estate
was original built in the early 1980s comprising 14 units with B1 use. We have
observed that at least 3 of these have been converted into offices, with a
number of others having evolved into hybrid office/ workshop uses.
3.5.2

The rental market for light industrial units in this area is relatively strong.
Interestingly, the rental values for these types of units are not dissimilar to the
basic office rents in the same location ranging from £16.00 - £19.00 per sq ft.
When compared to the rental values of the more established light industrial
areas such as Park Royal to the north at £10.00 - £13.50 per sq ft these rents
seem high. This disparity is likely to be due to the proximity to central London
and the shortage in supply of this type of stock. These local units are particularly
popular with specialist and independent garage services and other uses serving
local customers or those in the West End.

3.6
3.6.1

Light Industrial Rental Transactions
The following pages identify some recent light industrial letting transactions in
the local market.
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January 2015 - Latimer Industrial Estate
Unit 12 (4,724 sq ft) was let to Office General Group for a period of 10 years,
subject to a rolling mutual break option with 6 months notice, at a base rent of
£75,000 per annum increasing by £5,000 per annum for the first 4 years.
July 2014 - 105 Freston Road
1,552 sq ft was let to The Sash Windows Workshop Limited for a period of 2
years with mutual break option subject to 6 months notice at a rent of £26,384
per annum equating to £17.00 per sq ft.
January 2015 - Mitre Bridge Industrial Estate, Mitre Way
4,496 sq ft was let for a period of 10 years with a tenant break option at the 5th
anniversary at a rent of £58,223.20 per annum equating to £12.95 per sq ft. The
site is located north of Latimer Road in the neighbouring borough.
August 2013 - The Westway Centre, St Mark’s Road
This industrial estate comprises 12 light industrial units of a similar construction
to those on Latimer Road. Unit 5 (1,660 sq ft) was let to One Fine Stay for a
period of 10 years at a rent of £30,000 per annum equating to £18.07 per sq ft.
Additionally within the estate, Units 2, 3 and 5 recently sold for £366,000,
£499,000 and £400,000 respectively.
Office Market Review, Frost Meadowcroft (2014)
3.7.5
There is approximately 66,600 sq m of light industrial/warehousing stock
located in the Borough which is generally located in the northern area of the
Borough just to the south of the A40 Westway. The most notable areas being
around Freston Road, Latimer Road, St Marks Road and Kensal Road. Located
within the Chelsea submarket, John Lewis Direct occupies 15,700 sq m of
warehousing and office space at Draycott Avenue.
5.1.16

Warehousing/Light Industrial. These were typically constructed near canals and
railways where land values were cheaper historically and being unsuitable for
residential and less desirable for offices. The stock in this category is typically
smaller units in the northern sector of the Borough with less located in the
southern parts of the Borough. It should be noted that during our research there
are a number of properties listed in the VOA rating list as “Workshop &
Premises” & “Warehouse & Premises” due their historic use but are now in fact
being used as offices. As a result the total light industrial floor area is estimated
to be 41,400 sq m in this category but in reality it may be less.

5.1.17

Existing warehouse and light industrial classified properties account for just
6.4% of the total stock. Much of this is historic light industrial space and larger
warehousing which is interspersed around residential and office areas and is
now not well suited to the local environment. Most light industrial occupiers tend
to be located in areas offering better communications, such as Acton, Park
Royal, Wembley and Brent where there are industrial estates offering purpose
built properties.
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3.4

VIABILITY

3.4.1

The Council remains committed to protecting its remaining stock of business
premises. The NPPF is clear: protection cannot be supported for its own sake, but
only when there is a realistic prospect of that land being used for what it has been
safeguarded for (paragraph 22).

3.4.2

To inform this policy approach, the Council has commissioned two studies to
consider the viability of the employment sector across the Borough, and a further
study to assess the viability of the office sector within the northern part of the
Latimer/ Freston Road Employment Zone.

3.4.3

Each takes a slightly different approach. The Council’s Commercial Property
Study36, undertaken by Peter Brett Associates (PBA) and published in 2013,
considers each of the main office locations in turn; the amount of office floorspace
provided, the vacancy rates and the rental levels achieved. A brief summary of the
conclusions for each area is set out in Figure 3.4 below.
Office
Vacancy Comments
floorspace rate
(sq m)
Town Centre
Kensington
130,000
High Street
Notting
Hill 16,000
Gate
Knightsbridge
20,400

9.5%
9%

King’s Road

37,250

2%

South
Kensington

40,000

1%

Earl’s Court

11,400

13%

Employment
Zone
Latimer/Freston 27,500
Road
Kensal
12,700

36

2%

4%
7.5%

The area’s office stock is well
occupied and financially healthy.
Existing offices are in demand and
viable
Knightsbridge is a tight office market.
The viability of both existing offices
and new office development is high.
The stock is financially viable, well
occupied and suitable for the market
it serves.
Vacancy is very low and rents are
high. Maintaining the existing stock is
financially viable.
Earl’s Court us a very secondary
office location. There is no huge
demand
for
the
current
accommodation in this area as the
location is marginal compared to
others.

The office market is tight, with high
occupancy and high rents.
Well occupied and financially viable.

RBKC Commercial Property Study, Peter Brett Associates, 2013
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Lots Road

32,000

2%

Very well occupied, useful and
financially viable. No indication that
any of it is surplus to requirements.
Figure 3.4: Nature of office market in The Royal Borough of Kensington and
Chelsea. Source: RBKC Commercial Property Study, Peter Brett Associates, 2013.
3.4.4

PBA concludes that “the bulk of the space provided in the Employment Zones and
town centres is fit for purpose .... the space is well occupied and well maintained
and achieves sustainable rent levels.” It does, however, point to two exceptions,
the north of the Latimer Road/ Freston Road Employment Zone and the existing
offices at Earl’s Court. They were of the view that as of March 2013, the Latimer
Road area required further investment if viability was to be ensured.

3.4.5

The second report, an Office Market Review undertaken by Frost Meadowcroft,
was published in August 2014, a year further into the economic recovery37, and
concentrates on the viability of bringing office premises up to modern standards. It
looks at the various sub-markets with the Borough and the different types of
property within these sub areas. It then makes an assessment as to the viability of
the business uses using an “investment value appraisal”. This assessment
concludes that in all the properties assessed, the “property benefitted from a net
increase in asset value after allowance for associated costs”, were the business
floorspace to be brought up to modern occupier standards.

3.4.6

The study also considered the viability of the investment required in cash terms to
bring the property up to the necessary standards. The investment was taken to be
viable where the uplift in value was likely to be greater than 10% of the capital
employed. A summary of the conclusions is included in Figure 3.5 below.

North
Kensington
Notting Hill
Kensington
Earl’s Court
South
Kensington
Knightsbridge
Chelsea
Latimer EZ
Lots Road EZ
Kensal EZ

Mixed
use

Purpose
built
(under
3,000)

Purpose
built
(over
3,000)

Converted
buildings

Warehousing/
light
industrial

Serviced
offices

Viable

Viable

N/A

Viable

Viable

Viable

Marginal
Viable
Viable

Marginal
Marginal
N/A

Viable
Marginal
Viable

Viable
Viable
Viable

N/A
N/A
N/A

N/A
Marginal
N/A

Viable

Viable

Viable

Viable

N/A

Viable

Viable
Viable
N/A
N/A
Viable

Marginal
Viable
Viable
N/A
Viable

Viable
Viable
Viable
N/A
N/A

Viable
Viable
Viable
Viable
Viable

N/A
Marginal
Viable
N/A
N/A

Viable
N/A
N/A
Viable
N/A

Figure 3.5: Summary of viability of B class uses in RBKC. Source: Office Market
Review and Viability in the Royal Borough of Kensington and Chelsea, Frost
Meadowcroft, 2014
3.4.7

The third report considers a small number of properties which lie within the
Freston/Latimer Road Employment Zone, north of the Westway. Whilst intended to

37

Office Market Review and Viability in the Royal Borough of Kensington and Chelsea, Frost Meadowcroft,
2014
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test a specific question, whether the commercial buildings in this part of the
Borough were “viable”, it does help build the picture of the nature of business uses
across the Borough. It does remain a viable office location. This study was
prepared to allow the Council to test whether the northern portion of the Latimer
Road Employment Zone was viable as a business location. As such it was
considered at the examination into the St Quintin and Woodlands Neighbourhood
Plan. The inspector into this examination concluded that, “the viability evidence
does not suggest to me that the continuing employment uses in this part of the
zone are not viable.”38
3.4.8

As such each study reaches the same broad conclusion, that the Borough’s office
market is vibrant and there is no reason to believe that the Borough’s main office
locations are intrinsically unviable for continued office use. There are, however,
small pockets within the Borough where the market is less robust or where
encouragement is needed if future refurbishment is to come forward.

Frost Meadowcroft Report: Office Market Review (2014)
6.1
Purpose of Viability Assessment
6.1.1
This section of the report considers 41 properties across the Borough in varying
sizes and types to provide an overview of general viability of offices in their
continued use.
6.1.2

The recognised way of assessing viability for the continued existing use of a
building is to assess the financial viability of the investment required to keep the
building in its existing use. In its simplest translation, this means that if an
outdated building requires a level of expenditure in order to make it lettable, then
it’s net worth after all the associated costs, should be greater than the existing
value. If this is not the case then it is clearly an unviable project.

6.1.3

The examples shown in the following section form only a sample of properties
across varying typologies in the Borough. It must be made clear that there are
many variables that will affect the viability assessment of any particular property
at any one time. The most obvious being costs, end values and market
conditions.

6.1.4

In a Borough largely dominated by high value residential property market, there
is clear evidence that across all areas, conversion from office to residential would
see a significant uplift in value. This provides a high incentive for landowners to
seek consent to convert. In the absence of policy to retain office space these
commercial pressures would undoubtedly lead to a substantial and rapid loss of
offices in the Borough.

6.1.5

If the viability of redeveloping or refurbishing existing office space is proved to
be uneconomical, the strong residential values may allow for the opportunity to
introduce mixed use schemes to enable the development’s viability and provide
a sufficient level of profit to support the improvement and viability of existing
office space in mixed use developments.

St Quintin and Woodland’s Neighbourhood Development Plan, Report of Examination (October 215), para
11.7.
38
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6.1.6

Recent Core Strategy has shown wider policy for preserving existing stock and
a target to generate an additional 2,500 sq m per annum over the next 4 years.

6.1.7

The NPPF refers to ensuring viability and deliverability. It states that to ensure
viability, the costs of any requirement likely to be applied to development, such
as requirements for affordable housing, infrastructure contributions or other
requirements should, when taking into account of the normal cost of
development and mitigation, provide competitive returns to a willing land owner
and willing developer to enable the development to be deliverable39.

6.2

Considerations for new development and conversion of existing buildings

6.2.1

What makes office and other business uses successful?
Historically, the market has dictated the best use for land and building. Existing
older buildings have remained office space because they generally meet the
standards of modern tenants.

6.2.3

Commercial landlords will naturally build/refurbish offices and light industrial
space as open plan as possible to appeal the wider market, thereby reducing
voids.

6.2.4

Features that make a business premises successful for occupiers are generally
based upon locational related features in addition to those of the subject building
as follows:
Location related:
 Good transport communications, borough wide parking permit for residents.
 Quality of local environment and amenities
 Close to industry clusters eg fashion / music / creative.
 Security/safer locations
Building related:
 Specification and quality of space
 Design & style of building natural light
 Floor layout flexibility & size. Ability for growth and expansion.
 Cost of occupation
 Energy efficiency
 Parking

6.2.5
6.2.6

39

Standards for new offices, light industrial and hybrid uses
The brief requested a commentary on the standards required for new business
space. Basic standards are required by Building Regulations for new build and
conversion works but the main factor driving standards is occupier led. In the
case of offices, developers will consult with agents and architects to determine
what the market requires in certain locations and size of building and how this
can be achieved. So in the north of the Borough where there are more creative
industries, a more contemporary design would meet tenant requirements and

National Planning Policy Framework 2012, para. 173.
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there would be a greater emphasis on flexibility of space (the ability to subdivide
for smaller occupiers). In the other areas such as Chelsea and Knightsbridge, a
higher standard of finish and specification would be required.
6.2.7

Light industrial and warehousing premises accounts for a small minority of
commercial property in the Borough and there has been virtually no new
development of this type of property largely due to the preference for conversion
and the general migration of these types of uses to more established industrial
areas in surrounding Boroughs (eg Park Royal) where there is less pressure on
land use and values. Although stock levels of this typology has continued to fall
in recent years, demand for this type of property has remained fairly consistent
across the Borough, especially from smaller service led businesses.

6.3
6.3.1

Methodology for Viability Assessment
The RICS guidance note, Financial Viability in Planning40, sets out
recommendations, methodology and principles to assist those involved in
viability testing. An objective test of financial viability for projects should be used
employing well-established appraisal techniques.

6.3.2

An accepted method of valuation of development schemes and land is called the
residual method, this recognises that the value of a development scheme is a
function of a number of elements.






the value of the completed development (gross development value (GDV));
the direct costs of developing the property (gross development cost (GDC));
the return to the developer for taking the development risk and delivering the
scheme;
the cost of any planning obligations;
the cost or value of the site.

6.3.3

The residual approach is best used for development situations where the direct
comparison with other transactions is not possible due to the individuality of
development projects.

6.3.4

The residual appraisal method can be used in two basic ways; first, to assess
the level of return generated from the proposed project where site cost is an input
into the appraisal, and second, to establish a residual Site Value by inputting a
predetermined level of return.

6.5.5

The financial viability test can use the level of developer’s return or the Site Value
as the benchmark for assessing the impact of planning obligations on viability.
While the majority of financial viability assessments use the residual approach,
there may be certain circumstances where other appraisal methodologies are
appropriate, such as when assessing continuing existing uses in terms of
obsolescence and depreciation, an investment appraisal may be more
appropriate.

6.3.6

The basic residual concept is straightforward, but difficulties can arise, not only

40

Financial Viability in Planning, 1st Edition
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in the method itself, but also in estimating the values of the many variables that
go into the appraisal. The residual value can also be sensitive to small changes
in some variables. It is appropriate therefore for some form of sensitivity analysis
to be undertaken. This would examine the effect of changes in the level of
individual variables on the residual land value (or developer’s return) to test the
key assumptions in order to ensure that they are soundly based, before a
judgment is finalised and the residual land value (or return required) is finally
determined and a full picture of development viability ascertained.
6.3.7

The residual method is also highly susceptible to the attitudes of the developer,
for example optimism/pessimism on values and costs and profit required.

6.3.8

The investment appraisal method assesses the existing investment value of the
building and the predicted value following refurbishment based on market yields.
The difference in values after deduction of costs, as in the residual approach,
provides a net profit or loss figure which determines viability. This is the viability
assessment method adopted for Analysis One in the following section on the
sample buildings. The before and after investment values are based on the rental
values of the building prior to and after the refurbishment works. Further
assumptions in these calculations have been set out in 6.3.14 below.

6.3.9

In existing buildings, the return on capital employed may be an appropriate
assessment of viability where the increased income derived from a
refurbishment is related as a commercial return (yield) on that investment. This
analysis is the viability assessment method adopted for Analysis Two.

6.3.10

Viability in Analysis One measures the effects of refurbishment to the subject
property to bring it to modern occupier standards. This will look at the difference
in asset value from its existing investment value and the projected value based
on projected estimated rental values achieved in comparable properties.

6.3.11

Whilst it can be argued that any refurbishment to a property will result in an
increase in value, it is important to assess the return on this investment as the
cost of refurbishment may exceed the net change in value therefore raising
issues relating to the true viability of a property.

6.3.12

Analysis Two assesses the viability of the investment required in cash terms to
bring the property up to a modern standard suitable for the tenant market. This
assessment does not consider the effect on the buildings investment value but
purely the return gained from the capital employed to effect the refurbishment
project. For example if £100,000 was required to refurbish a property and the
predicted uplift in the rental value was £10,000 pa as a result of these works,
then the gross return or yield on this investment would be 10%.

6.3.13

In our assessments, case studies with a negative return on capital employed
were deemed ‘Unviable’, positive return above 10% have been classed as
‘Viable’, whereas positive returns of less than 10% have been graded as
‘Marginal’.

6.3.14

For the basic residual appraisal method in this report utilised in Analysis One,
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the following assumptions have been used in the calculations.
6.3.15

Rental Values
The rental values are the base for the calculation of the capital value since it is
the annual income that it capitalised at a market yield to derive the investment
value. The rental value used for the subject properties in their existing condition
has been based on a combination of information available, and the estimation of
the existing rental value through our building and market knowledge. The rental
values for a refurbished building are also estimated in the same way, as they
would be in all residual or investment appraisals.

6.3.16

Yields
The rate of capitalisation of the rental income taking into account factors such as
age and obsolescence of a building, its tenant profile and length of income. The
yield is generally referred to as an “all risks yield” which factors in for risks for
rental voids associated with finding new tenants, general improvements. The
yield is subject to the market conditions and sentiment and also directly linked to
other asset class yields (gilts, equities etc) and most importantly, interest rates.

6.3.17

Conversion costs
These have been based on costs taken from recent comparable conversions or
refurbishments. They vary depending on the size and specification but in general
the range is from £20 per sq ft for a light redecoration equivalent to standard
dilapidations works following a lease end, to a full refurbishment involving new
services and upgrade and modernisation in a purpose built building where costs
can be £85-£100 per sq ft.

6.3.18

Profit
In a development scenario a residual valuation approach would factor in for a
reasonable level of profit from a development project. A developer’s profit
reflects the level of risk attached to a specific project and therefore can vary
significantly depending on the approach to implementation and can range from
15% to 25% on costs. In the case of refurbishing an existing asset, the risk will
be lower than an acquisitions scenario. However for the purpose of our
assessment we have used a safe 20% on costs.

6.3.19

Finance costs
It is assumed that costs will be financed and interest charged in respect of the
conversion works, it has been assumed at 5.00% to reflect the lower risk margin
involved and reflecting the likely short to medium term lending requirements for
the period from start to completion of a letting/sale.

6.3.20

Professional Fees
Professional fees for the project have been included within the refurbishment
costs as these have been based on comparative figure but would normally be
12.5% of estimated costs, in addition to legal fees, marketing and agents fees
which have been allowed for at standard rates.

6.3.21

Refurbishment costs
These figures have been obtained from actual recent refurbishments on
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buildings in the west London area in the last 12 months. Figures have been
adjusted for varying levels of refurbishment and types of property. These costs
can have a wide range depending on detailed specification, procurement
methods and contract size.
1 King Street, W6
1970s 15,000 sq ft full refurb,inc A/c, raised floor. 2013

£75 per sq ft

2 Bridge Avenue, W6
1980s full refurb, new M&E, reception. 2013

£85 per sq ft

239 Kensington High Street, W8
Full Cat A works excl a/c works. 2013/4

£67 per sq ft

80-82 Kings Road, SW3
Full office refurb inc M&E 2014

£64 per sq ft

2 Allen Street, W8
Basic refurb, new a/c units, susp ceiling
Contractor costings for work in 2014

£38 per sq ft

6.4
6.4.1

Viability Overview
The properties selected have been assessed using the investment value
appraisal - Analysis One, in addition to return on capital employed - Analysis
Two.

6.4.2

The results of our calculations are summarised in the table below with a viability
indicator for the refurbishment of these buildings to retain their existing office
use. The refurbishment costs for each building have been based relative to the
type of building and its specification using market knowledge and recent cost
comparables.

6.4.3

The appraisals have been carried out on actual existing properties. The
addresses have been withheld for anonymity.
Property Description

Sub-Market

Size

1

Purpose built office (under 3,000 sq m)

North Kensington

2,230

Analysis
1
increase

Analysis
2
Viable

2

Converted light industrial building

Latimer Rd/Freston Rd Employment Zone

2,810

increase

Viable

3

Purpose built office (under 3,000 sq m)

Latimer Rd/Freston Rd Employment Zone

460

increase

Viable

4

Former light industrial space

Lots Rd Employment Zone

4,710

increase

Viable

5

Converted office building

Kensal Rd Employment Zone

260

increase

Viable

6

Converted Church

North Kensington

400

increase

Viable

7

Converted residential property

Notting Hill

230

increase

Viable

8

Purpose built office (under 3,000 sq m)

Notting Hill

820

increase

Marginal

9

Purpose built office (over 3,000 sq m)

Kensington

6,570

increase

Marginal

10

Converted mews

Kensington

100

increase

Viable

11

Purpose built office (over 3,000 sq m)

South Kensington

3,400

increase

Viable

12

Mixed Use

Knightsbridge

300

increase

Viable

13

Mixed Use

Chelsea

690

increase

Viable

14

Converted residential property

South Kensington

1,140

increase

Viable

15

Converted

Earls Court

340

increase

Viable

16

Purpose built office (over 3,000 sq m)

Earls Court

2,130

increase

Viable

17

Mixed Use

North Kensington

320

increase

Viable

18

Purpose built office (over 3,000 sq m)

Notting Hill

3,860

increase

Viable

19

Mixed Use

Kensington

2,000

increase

Viable

20

Warehousing/Light Industrial

North Kensington

700

increase

Viable

21

Warehousing/Light Industrial

Chelsea

15,700

increase

Marginal

22

Serviced Offices

North Kensington

4,830

increase

Viable
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23

Purpose built office (under 3,000 sq m)

South Kensington

220

increase

Viable

24

Purpose built office (under 3,000 sq m)

Chelsea

2,100

increase

Viable

25

Purpose built office (over 3,000 sq m)

Latimer Rd/Freston Rd Employment Zone

15,000

increase

Viable

26

Purpose built office (under 3,000 sq m)

Kensal Rd Employment Zone

2,580

increase

Viable

27

Mixed Use

Kensal Rd Employment Zone

210

increase

Viable

28

Mixed Use

South Kensington

160

increase

Viable

29

Serviced Offices

Kensington

930

increase

Marginal

30

Serviced Offices

Lots Rd Employment Zone

2,090

increase

Viable

31

Purpose built office (over 3,000 sq m)

Knightsbridge

3,490

increase

Viable

32

Converted building

Chelsea

1,620

increase

Viable

33

Mixed Use

Notting Hill

350

increase

Marginal

34

Mixed Use

Earls Court

290

increase

Viable

35

Serviced Offices

South Kensington

2,020

increase

Viable

36

Serviced Offices

Knightsbridge

1,110

increase

Viable

37

Purpose built office (over 3,000 sq m)

Chelsea

3,140

increase

Viable

38

Warehousing/Light Industrial

Latimer Rd/Freston Rd Employment Zone

170

increase

Viable

39

Converted building

Knightsbridge

190

increase

Viable

40

Purpose built office (under 3,000 sq m)

Knightsbridge

440

increase

Marginal

41

Purpose built office (under 3,000 sq m)

Kensington

390

increase

Marginal

Mixed use

Purpose
built (under
3,000)

Purpose
built (over
3,000)

Converted
buildings

Warehousing/
light
industrial

Serviced
offices

North
Kensington
Notting Hill

Viable

Viable

#N/A

Viable

Viable

Viable

Marginal

Marginal

Viable

Viable

#N/A

#N/A

Kensington

Viable

Marginal

Marginal

Viable

#N/A

Marginal

Earl’s Court
South
Kensington
Knightsbrid
ge
Chelsea

Viable

#N/A

Viable

Viable

#N/A

#N/A

Viable

Viable

Viable

Viable

#N/A

Viable

Viable

Marginal

Viable

Viable

#N/A

Viable

Viable

Viable

Viable

Viable

Marginal

#N/A

Latimer EZ
Lots Road
EZ
Kensal EZ

#N/A

Viable

Viable

Viable

Viable

#N/A

#N/A

#N/A

#N/A

Viable

#N/A

Viable

Viable

Viable

#N/A

Viable

#N/A

#N/A

6.5
6.5.1

Viability Summary
The results from Viability Analysis One showed that in all cases, the property
benefitted from a net increase in asset value after allowance for associated
costs. Our research found that changes in value ranged from an uplift of 1%
suggesting that the property is currently being rented at higher than average
rents locally, to an increase of over 20% in value indicating that the property is
being rented below the market rent, possibly because it no longer meets the
modern tenant standard, to which there would be potential to vastly improve the
investment value if refurbishment works were to be carried out.

6.5.2

The results of Analysis Two based on ‘return on capital employed’ shows that
there are instances where, despite an increase in value, the case for continued
office use is more marginal highlighting the sensitive nature of undertaking
residual appraisals. From our research, we found that the majority of case
studies (83%) were ‘Viable’ based on the return on capital employed. The
remaining 17% of the result achieved a ‘Marginal’ return based on our projected
variables.
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6.5.3

These assessments can only be taken as an indicator of viability at a particular
time and on basic assumptions, however the results are relatively conclusive and
would support a policy of retaining office and commercial uses.

7
7.1.1

Conclusion
Due to the unique characteristics of each building, combined with changing
market conditions, costs and values, a simple formula for assessing the viability
of a commercial building at any one time would not be possible to create. Indeed,
there are established viability testing models and guidelines from the NPPF and
The Local Housing Delivery Group for residential development already that can
be adopted appropriately.

7.1.2

What this report has demonstrated however, is that the office market is buoyant
and viable right across the Borough from the south to the north. There is very
little vacant space compared to surrounding areas, and there are no locations
where large numbers of unviable buildings are lying vacant as a result of no
demand.

7.1.3

The assessments on the sample properties show that offices are viable in
varying types of size, building and value ranges.

7.1.4

In areas where commercial values are less than half that of alternative uses and,
the retention and improvement of existing stock on a case by case basis, may
need to be encouraged by allowing mixed-use development in order to achieve
this goal. The results of allowing mixed-use would increase the viability for some
owners and result in office rents rising in this area and an improvement in the
quality of the stock.

7.1.5

There is limited stock of new office developments and forecasts would indicate
that there is no likelihood of any net gain of offices in the short term. Recent
trends have shown a continual loss of such space over the last few decades.

7.1.6

The levels of demand show that there is an availability shortfall and that the
Borough clearly requires further stock to meet this demand.

7.1.7

Opportunity exists to seek additional office space from conversion of existing
warehousing and light industrial premises. These sites tend to have relatively
low levels of existing floor space relative to site area and have the potential to
accommodate larger massed buildings allowing greater floor areas and mixed
uses.

7.1.8

Recent Core Strategy has shown wider policy for preserving existing stock and
a target to generate an additional 2,500 sq m per annum over the next 4 years.
If this policy is to be met the council should consider methods of encouraging
additional office development and retaining existing stock. This may be achieved
by retaining protected areas such as the existing Employment Zones, or by other
methods of planning in new developments.

7.1.9

As the NPPF states, the challenge for planning authorities is to balance this with
the realities of economic viability and develop plans that can deliver sustainable
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development, to balance developer’s desire for higher value residential with
realistic and deliverable policies.
Latimer Road Commercial Properties Viability Study 2015
4
Viability Assessment - Introduction
4.1

Purpose of Viability Assessment

4.1.1

This section of the report considers 27 commercial properties in Latimer Road
to provide an overview of general viability of the buildings in their continued
use.

4.1.2

Viability can be assessed by both qualitative and quantitative approaches.

4.1.3

The qualitative method considers the viability in a more holistic approach by
assessing the level of demand, both from owner occupiers and tenants, the
number of vacant units and the market, considering rental values in relation to
capital values and recent evidence of leased and sale transactions.

4.1.4

The quantitative approach considers the viability for the continued existing use
of a building through recognised valuations methods. In this approach we
consider the financial viability of the investment required to keep the building
in its existing use.

4.1.5

It must be made clear that there are many variables that will affect the viability
assessment of any particular property at any one time. The most obvious
being costs, end values, market conditions and the rate of return required by
a particular owner.

4.1.6

In a Borough largely dominated by a high value residential property market,
there is clear evidence that across all areas, conversion from office to
residential would see a significant uplift in value. This provides a high incentive
for landowners to seek consent to convert to residential uses.

4.2

Methodology

4.2.1

The RICS guidance note, Financial Viability in Planning sets out
recommendations, methodology and principles to assist those involved in
viability testing which states that an objective test of financial viability for
projects should be used employing well-established appraisal techniques.
This guidance is really designed for larger redevelopment situations, for
determining the level for affordable housing or Section 106 agreements. The
basic principle however is adaptable for the subject survey whereby we need
to consider the viability of keeping the buildings in their existing use. Its
consideration of land value, costs and the need for competitive returns to
developers and land owners reflects the guidance offered within both the
NPPF and NPPG. 41

41

NPPG Reference ID 10
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4.3

Residual and Investment Method Valuations

4.3.1

An accepted method of valuation of development schemes and land is called
the residual method. This recognises that the value of a development scheme
is a function of a number of elements:






the value of the completed development (gross development value (GDV));
the direct costs of developing the property (gross development cost
(GDC));
the return to the developer for taking the development risk and delivering
the scheme;
the cost of any planning obligations;
the cost or value of the site (residual value).

4.3.2

In this study for the qualitative approach, we have employed the accepted
investment appraisal method to assess the existing investment value of the
building and the predicted value following refurbishment based on market
yields.

4.3.3

In the basic residual approach, as identified above, the “development” is the
refurbishment works required to bring the subject property up to a condition
and specification to maximise its rental value in its existing use. In its simplest
translation, this means that if an out-dated building requires a level of
expenditure in order to make it lettable, then the building’s net worth after all
the associated costs, should be greater than the existing value. If this is not
the case then it is clearly an unviable project.

4.3.4

The existing value is determined by an investment based valuation approach,
applying a market yield to the actual or estimated current rental value of the
property. The difference in values after deduction of refurbishment costs, as
in the residual approach, provides a net profit or loss figure which determines
viability in this study.

4.3.5

On this approach we have adopted a 5% return on cost as indicating viability,
between 0 -5% as marginal and any negative return being unviable.

4.3.6

We previously conducted a similar study in 2014 for the whole Borough using
a higher return on cost of 10% to indicate the level of viability. That
assessment was conducted on a broader blanket approach, where a higher
margin was considered more realistic. In the subject study we have been able
to assess each property individually using costings and value inputs specific
to those buildings thereby allowing a greater degree of accuracy to be
obtained. A reduction in the adopted profit level threshold to 5% for the
measurement is therefore more appropriate and recognises less risk, variance
and the market conditions.

4.3.7

It should be stressed that whilst we have assessed each building individually
with the information available to us, our appraisals are not formal valuations
and have been conducted using standard methodology and assumptions (see
Assumptions below) to provide what we consider to be the best indication
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available within the limitations.
4.3.8

The basic residual concept is straightforward but difficulties can arise, not only
in the method itself, but also in estimating the values of the many variables
that go into the appraisal. The residual value can also be sensitive to small
changes in some variables.

4.3.9

The residual method is also highly susceptible to the attitudes of the developer
or investor, for example optimism/pessimism on values and costs and profit
required. It also makes the hypothetical assumption that the building is being
purchased by an investor or developer who would be carrying out these works
and as such, the costs of purchasing the building are included in the
calculations when valuing, and expressed as a net yield (see Assumptions
below).

4.4

Profit on Cost

4.4.1

Another approach for existing and occupied buildings analyses the return on
capital employed to assess viability where the increased income derived from
a refurbishment is related as a commercial return (yield) on that investment.
This is the other viability assessment method adopted for this study and is
more appropriate for existing owners as it does not approach the assessment
from a purchaser’s position with the associated acquisition costs and risk
which would be factored into the yield in the case of the investment appraisal
method above.

4.4.2

Whilst any refurbishment works to a property will result in an increase in value,
it is important to assess the return on investment, as the cost of refurbishment
may exceed the net improvement in value therefore raising issues relating to
the true viability of a property.

4.4.2

This approach assesses the viability of the investment required in cash terms
to bring the property up to a modern standard suitable for the tenant market.
This assessment does not consider the effect on the buildings investment
value but purely the return gained from the capital employed to effect the
refurbishment project. For example if £100,000 was required to refurbish a
property and the predicted uplift in the rental value was £10,000 pa as a result
of these works, then the gross return or yield on this investment would be 10%.

4.4.3

In our assessments, case studies with a negative return on capital employed
were deemed ‘Unviable’, positive return above 5% have been classed as
‘Viable’, whereas positive returns of less than 5% have been graded as
‘Marginal’.

4.5

Assumptions

4.5.1

For the investment and residual appraisal method for the qualitative approach
utilised in Analysis One, the following assumptions have been used in the
calculations.
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4.5.2

Rental Values - the rental values are the basis for the calculation of the capital
value since it is the annual income that is capitalised at a market yield to derive
the investment value. The rental value used for the subject properties in their
existing condition has been based on a combination of information available,
and the estimation of the existing rental value using our building and market
knowledge. The rental values for a refurbished building are estimated in the
same way as they would be in all residual or investment appraisals.

4.4.3

Yield - the rate of capitalisation of the rental income takes into account factors
such as age and obsolescence of a building, its tenant profile and length of
income. The yield is generally referred to as an “all risks yield” which factors
in risks for rental voids associated with finding new tenants and general
improvements. The yield is subject to the market conditions and sentiment and
also directly linked to other asset class yields (gilts, equities etc) and interest
rates.

4.4.4

Refurbishment costs - these costs will vary from building to building
depending on the size, specification, existing and intended use, but in general
the range is from £20 per sq ft for a light redecoration equivalent to standard
dilapidations works following a lease expiry, to a full refurbishment involving
new services and upgrade and modernisation in a purpose built building where
costs can be £85-£100 per sq ft. These figures have been obtained from actual
recent refurbishments on buildings in the West London area in the last 12
months (Appendix B). Figures have been adjusted for varying levels of
refurbishment and types of property. These costs can have a wide range
depending on detailed specification, procurement methods and contract size.

4.4.5

Profit - in a development scenario a residual valuation approach would factor
in for a reasonable level of profit from a development project. A developer’s
profit reflects the level of risk attached to a specific project. It can vary
significantly depending on the approach to implementation and can range from
15% to 25% on costs. We have adopted a profit level of 10% for the profit on
costs analysis and 20% for the investment approach to reflect market risk and
yields.

4.4.6

Finance costs - it is assumed that costs will be financed and interest charged
at 6% to reflect the likely short to medium term lending requirements for the
period from start to completion of a letting/sale.

4.4.7

Professional Fees - professional fees for the project have been included
within the refurbishment costs. They have been based on comparative figures
but would normally be 12.5% of estimated costs. Legal fees, marketing and
agents fees have not been included.

4.4.8

Floor Areas - the floor areas used in the calculations have been obtained from
the Valuation Office Agency for business rates as we have not been able to
inspect and measure each property internally. Generally this data is accurate
however it has been supplemented by known measured floor areas from
recent sales or letting transactions where available.
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5.0

Viability Assessment - Overview

5.1

Qualitative Assessment

5.5.1

Market information has demonstrated the limited levels of supply and strong
occupier demand which has led to minimal vacancy levels in the local market
and in the study area of Latimer Road. This has stimulated rental growth.

5.1.2

Sales records and Land Registry information shows that 16 out of the 28
properties have changed ownership within the last 10 years, 9 of which were
sold within the last 5 years, demonstrating an active market and good demand
from both owner-occupiers and investors. We would estimate that current
market values are likely to be well in excess of the original purchase price of
the majority of the commercial properties. With these characteristics and ready
demand from owner-occupiers and tenants, we consider the continued
commercial use of these properties must be viable.

5.1.3

In the case of properties held as investments it is clearly not possible to
comment on individual investors own internal rates of return during the period
of their ownership, however there are several properties where the current
income would show a commercially viable yield based upon the original
purchase price.
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5.2

Quantitative Assessment

5.2.1

The results of our quantitative analysis below shows the financial viability in
both of the models. The full details of the calculation and assumptions for the
individual properties are broken down in Appendix C.
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6

Conclusions

6.1.1

The current market is arguably at a high point for commercial property with
high demand and minimal vacancy in Latimer Road. The results of this study
have conclusively shown the viability of the existing commercial properties.

6.1.2

We are aware that historically some of the commercial properties in Latimer
Road have been harder to let than those in surrounding markets. There are a
number of factors to consider, the most influential being fluctuating market
conditions when demand for secondary property outside of the core hubs has
been very low. In areas such as Latimer Road, there can be a situation where
vacancy levels rise quickly due to the shorter term nature of the leases
allowing for vacancies to become available sooner. In times of low demand,
all markets are affected to a greater or lesser degree, but in the Latimer Road
area this has led to higher than average vacancy rates. At times of low income
performance, it can be harder for owners to afford the investment to improve
the product, which in turn makes it harder to let.

6.1.3

From our agency experience in the local market, in times of both high and low
demand, we have seen reluctance from some property owners to make these
investments, even though there is clear evidence of results in securing longer
term tenants at better rents if the quality of the offering is improved.

6.1.4

Whilst it is evident that there would be potential to refurbish or upgrade existing
office and light industrial accommodation to achieve higher rent and capital
values, from our study it appears that not all owners of commercial property
on Latimer Road are undertaking such works for varying and individual
reasons.

6.1.5

Assessing the viability in 2015 is very different to 5 years ago in the aftermath
of the Recession. As shown earlier in the market commentary section of this
report, the supply of commercial property today has reduced significantly and
is unlikely to increase. Combined with the improvements in the level of local
amenities, transport and further commercial developments in the area, the
dynamics of the local market have also changed permanently, with better
prospects for existing properties in terms of both occupier demand and rental
growth.
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4.

THE BALANCE OF DEMAND AND
SUPPLY

4.1.1

This section considers the demand for new employment floorspace until 2028, the
end of the plan period. The first part of this section considers office floorspace. The
future need for other B class uses is considered in section 4.5.

4.2

THE RTP/PBA 2009 AND 2013 STUDIES

4.2.1

Current estimates of future need should be seen in the context of the assessment
of demand carried on behalf of the Council by PBA in 201342, which itself had
regard to the projections set out in the RTP Employment Land Review43 update of
2009. The 2009 report covered a period starting in 2004 (the base date of the then
GLA forecasts) and ended in 2026, the end date for the existing Local Plan (then
known as the Core Strategy).

4.2.2

This study concluded that:






There was a positive demand for office floorspace to 2026, or a requirement of
a net addition of 69,000 sq m.
This confirmed the market analysis that there was a healthy demand for offices,
both by what was termed “mainstream occupiers” looking to locate in a
peripheral part of the central London market, and for the creative and media
industries.
On the supply side under construction and outstanding permissions provided
an additional 46,000 sq m. This would meet office demand until 2017.
If the Council is to meet the supply, it will need to control loss of office sites to
other uses.

4.2.3

The 2013 study noted the Borough had an aspirational target of a net increase of
2,500 sq m. of office floorspace pa if the Borough was to accommodate its
projected need. The 2013 study recognised some errors with the GLA’s London
Office Policy Review (a review also carried out by Peter Brett Associates and which
suggested a surprisingly high target of some 6,800 sq m. 2011-36) and concluded
that, “there is no evidence to amend the Council’s already aspirational target of
2,500 square metres a year.”44

4.3

FUTURE OFFICE DEMAND

4.3.1

In July 2014 Peter Brett Associates published, at the behest of the GLA, forecasts
for the need for new office floorspace.45 These forecasts were used to inform the
Further Alterations of the London Plan, adopted in 2015. These forecast projections
have been produced at the Borough level.

42

Royal Borough of Kensington and Chelsea, Commercial Property Study, Peter Brett Associates, 2013.
Royal Borough of Kensington and Chelsea, Employment Land Update, Roger Tym and Partners, 2009.
44
Royal Borough of Kensington and Chelsea, Commercial Property Study, Peter Brett Associates, 2013. Para
2.30.
45
London Office Floorspace Projections, Peter Brett Associates, July 2014.
43
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4.3.2

These forecasts have a number of functions, one of which was to correct the
recognised errors within the 2012 LOPR46. An incorrect figure was used for the
pipeline of office floorspace in this Borough. As past performance is one of the
central pillars of the triangulation projection methodology used, this overestimate
had resulted in a corresponding overestimate of future demand.

4.3.3

The 2014 London Office Floorspace Projections recognise that the prediction of
future need is not an exact science. As such the study produces a number of
projections using a number of different scenarios and/or methodologies.

4.3.4

The PBA report includes what they describe as “a conservative” approach. They
describe this as “a guideline based on the average on the forecast employment
method and the past stock growth method.” 47 In essence, future projections are
tempered by what has actually happened on the ground in the past.

4.3.5

Assuming an employment density of 9 sq m (and some filling of vacant units) the
forecast employment method suggests a figure of 140,000 sq m of additional office
floorspace needed in the Borough between 2011-2036. This assumes what the
authors term “high stock efficiency”, whereby existing office stock, as well as any
net addition in stock, will be occupied to a higher density as time goes on.

4.3.6

As a check, the authors have also looked at past stock change 2001-12, using
historic valuation office data. In Kensington and Chelsea they have a figure of 4,000 sq m. Peter Brett Associates take an average between the two, and project
a need of 68,000 sq m between 2011 and 2036.48

4.3.7

This figure, calculated by Peter Brett Associates, is the figure used to inform the
London Plan and, therefore, is the figure that the Council considers appropriate
when estimating future need. This would equate to a forecast of some 2,720 sq m
additional sq m of office floorspace for each year between 2011 and 2036, or
46,240 sq m for the 17 years from 2011 to the end of the plan period in 2028.

4.3.8

The level of forecast demand has not changed significantly over time since the
collation of evidence to inform the Core Strategy (now known as the Local Plan) in
2010. This was based on a forecast of office demand of 69,000 sq m between 2004
and 2026,49 equating to some 3,135 sq m pa. As noted above the Commercial
Property Study carried out by Peter Brett Associates on behalf of the Council in
March 2013 draw a similar conclusion, noting that, “the is no evidence to amend
the Council’s already aspirational target of 2,500 sq pa.”50

4.3.9

Both the Council and the authors of the floorspace projections do recognise that
there is a high degree of uncertainly with these targets, with Peter Brett Associates
noting that “there are inevitably a huge range of assumptions and uncertainties
attached to such projections.”51 PBA note that the two key variables that will affect
the projections of office space: employment projections and density ratios. They do

46

London Office Policy Review 2012, Ramidus Consulting with Roger Tym and Partners, September 2012
Para 4.3.4 London Office Floorspace Projections, Peter Brett Associates, July 2014.
48
Table 4.3 Office Floorspace projections by Borough 2011-36.
49
Table 5.1 of Kensington and Chelsea Employment Land Review update, Roger Tym and Partners 2009.
50
Para 2.30 of The RBKC Commercial Property Study, Peter Brett Associates, March 2013.
51
Para 4.4.1. London Office Floorspace Projections, Peter Brett Associates, July 2014.
47
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however suggest that the “balance of risks between the employment projections
may even each other out”, with the employment projections perhaps a low estimate,
and the predictions for floorspace per worker perhaps a high estimate. Clearly the
amount of office floorspace needed over time will be reduced if the density
increases (each worker needing less office space). PBA has sensitivity tested their
assumptions. Were the future employment densities to be 8 sq m per worker (and
once again assuming the filling of vacancies) rather than the 9 sq m used
elsewhere, the employment projection would be 124,000 sq m. This would result
in an average of projection and past stock of 60,000 sq m, rather than the 68,000
sqm used in the main office floorspace projections.
4.3.10

In conclusion, given the future unknowns and the uncertainty inherent in calculating
office need, the for the sake of this report, the Council will take the conservative
approach put forward by Peter Brett Associates and use the 68,000 sq m of
additional office floorspace between 2011 and 2036 as the indicative “target”.
Continual and ongoing monitoring will be needed to establish whether this proves
to be an over or under estimate.

4.3.11

It is important to note that an indicative target is just that; an indicative target. In
2013 Peter Brett Associates were very clear in noting that the 2,500 sq m pa was
“indicative and does not form a target within the London Plan.” They also noted
that, “this figure is merely a broad indication, as any demand forecast in a single
London borough is bound to be.52”

4.3.12

This position has not changed in the interim. There is no floorspace target within
the London Plan. The Borough seeks to meet the identified demand as in this way
can enjoy the benefits associated with hosting units within the business sector.
There is no penalty for missing this target, other than a lost opportunity.

4.4

THE SUPPLY OF EMPLOYMENT LAND
COMPLETIONS

4.4.1

If all other things were equal the Council would have to accommodate 2,720 sq m
of office floorspace each year to 2028 if it is wished to meet its indicative target.
However, this does not take account of the net change which has actually taken
place to the Borough’s stock of office accommodation since 2011, the base year
for the London office floor space projections. Rather than presiding over year on
year net increases of business floorspace, the Council’s monitoring of completions
shows that each year since the adoption of the Core Strategy in 2010 (now known
as the Local Plan) the Borough has seen a net loss in employment floorspace. The
total net lost “completed”, or which has actually occurred on the ground, since 2010
is 33,265 sq m, and a loss of 26,454 sq m since 2011. The completion data for
2011 to 2014 is included in in Appendix A. The summary data is included in Figure
4.1.

4.4.2

So from 2014 to the end of the plan period in 2028, some 72,740 sq m of additional
office floorspace will need to be have been provided if the current levels of B class
need are to be met. This includes making up the 26,500 sq m lost since 2011 as

52

Para 2.31 of The RBKC Commercial Property Study, Peter Brett Associates, March 2013.
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well as providing the additional 46,240 sq m needed.
Date
2010
2011
2012
2013
Net change on -6,911
-7894
-3540
-7681
B1 floorspace
(sq m)
Figure 4.1: B1 Completions 2010 to 2014. Source LDD
4.4.3

2014
-7339

2011-14
- 26,500

Figure 4.2 plots the indicative floorspace target between 2011 and 2028, the
floorspace lost between 2011 to 2014 and the level of new B1 floorspace needed
year on year if the indicative target is to be met.
60000
50000
40000
30000
20000
Floorspace to be provided

10000

Nominal target

0
-10000
-20000
-30000
-40000

Figure 4.2: RBKC office floorspace target
PERMISSIONS
4.4.4

If completions are historic changes in floorspace looking “backwards”, then current
permissions are forward looking and give an indication of the likely progress that
the Council has made in meeting the need.

4.4.5

The current data, including net change associated with both permissions currently
under construction and permissions which have yet have been started, suggests
that the Borough continues to see a loss of B1 floorspace. This is set out in Figure
4.3 below. All the relevant applications are set out in Appendix B.

Sites over 250 sq m
Under construction
Permissions not yet started
Total
Sites under 250 sq m
Under construction

Gains

Losses

Net change

19,486
17,254
36,740

-59,910
-4,947
-64,857

-40,424
12,317
-28,107

1,523

-2,766

-1,243
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Permissions not yet started 17,31
-2,735
-1,004
Total
3,254
-5,501
-2,247
Total
39,994
-70,358
- 30,354
Figure 4.3: Office permissions. Source: London Development Database
4.4.6

In essence, permissions either being built out, or which are extant but which have
yet to have been implemented, will result in the net loss of a further 30,350 sq m of
office floorspace.

4.4.7

There is no reason to believe that these permissions will not be implemented as a
reflection of the differential in value between office and residential uses.53

4.4.8

This expected loss will make the provision of additional B class floorspace more
difficult to achieve. The gross demand for office floorspace, including the 46,240
sq m forecast demand, and taking account if the net loss 26,500 sq m completed
since 2011 and the net loss “committed” through permissions of 30,354 would
equate to a need of 103,104 sq m by 2028 and the end of the plan period. Some
of this should be accommodated within Kensal, with its allocation for 10,000 sq m
office floorspace, giving an “under supply” of 93,104 sq m or 6,650 pa to 2028.

4.4.9

With availability rates of just 1.3 % across the Borough making use of surplus
vacant floorspace is not possible. This is already at a level well below that needed
for the effective functioning of the office market.

4.4.10

This balance of demand and committed supply is set out in Figure 4.4.

(1)
(2) from
forecast
(3) from LDD
(4) = (2) – (3)
(5) from LDD
(6) from site
inventory
(7) = (4) + (5)
+ (6)
(8)
(9) from
Agents
(10) from
LDD
(11) from
Local Plan
(12) = (9) +
(10) + (11)

Floorspace change
DEMAND
Net demand (net take up)

Sq m
46,240

Actual net floorspace change 2011 – 2014
Net demand 2014 - 2028
Committed losses (permitted for release to other
uses
Further losses

-26,500
72,740
-70,358

Gross demand

143,098

SUPPLY
Surplus vacant floorspace

0

0

Outstanding permissions (gains)

39,994

Outstanding allocations (gains)

10,000

Committed gross supply

49,944
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Much of this loss relates to a single application at the former Charles House on the boundary with
Hammersmith and Fulham, which is resulting in the net loss of 49,000 sq m of B1 floorspace. Construction is
nearing completion.
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(14)
FORECAST MARKET BALANCE
(15) = (12) –
Over (under) supply
(7)
Figure 4.4: Balance of demand and committed supply

-93,154

4.5

LIGHT INDUSTRIAL LAND AND WAREHOUSING USES

4.5.1

There is not the same wealth of data to help assess the future need for light
industrial or warehousing uses as there is for office uses.

4.5.2

However, AECOM has recently published the London Industrial Land Supply and
Economy Study (2015)54 on behalf of the GLA which considers industrial land
across the capital. This notes that there has been a steady decline in industrial land
since at least 2001, and a 7% contraction since 2010. This decline is set out in
Figure 4.5 below.

Figure 4.5: Total in Industrial Land Stock, London 2001 to 2015. Source AECOM
4.5.3

The report55 suggests that Kensington and Chelsea currently contains 4.5 ha of
industrial uses, 2.3 ha of storage use and 10 ha of “wider” industrial uses remain,
or a total of 18.2 ha of industrial land. It is often difficult to distinguish between the
different forms of B1 industrial land, but the report does estimate that 2.2 ha of the
total should be classified as light industrial uses. The contribution to London’s stock
is very low at just 0.5%, with only the City of London and Westminster having a

54

London Industrial Land Supply and Economy Study, AECOM, for the GLA (2015)
Table 2 2.1. Core industrial uses comprise of general and light industrial uses and warehouses. Wider
industrial uses include waste management and recycling facilities, utilities and land for rail. They are described
as “those uses which are industrial in nature and support the functioning of London for instance by way of
providing space for infrastructure.”
55
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similar proportion. The Council has carried out a re-survey of the general and light
industrial uses identified by the AECOM study. This would suggest that the study
may have slightly over-estimated the Borough’s general industrial land at the
expense of the light industrial. The Council estimates that the amount of light
industrial land may be closer to 2.9 ha than the 2.2 ha estimated by AECOM. A
caveat is, however, advised, with a high proportion of these light industrial units
being in perhaps more complex uses. The main model for the creative industries is
for hybrid spaces, with it becoming increasingly rare for a unit to be in use entirely,
or indeed predominantly, for manufacture. One element of the building may be for
manufacture, another for design, another for sales etc.
4.5.4

The EACO report estimates that the availability rate of industrial floorspace for the
Borough is just 3.4%, significantly below the London average of 9.5% and below
the 8% “frictional” rate within the GLA guideline.56

4.5.5

The Land for Industry and Transport Supplementary Planning Guidance (SPG)57
established targets or benchmarks for the release of industrial land over the period
2011 to 2031. AECOM has considered these targets, annualised them, and then
compared these to the changes in floorspace that are currently occurring across
the Boroughs. For this Borough the level of the actual release is 353%58 of the
release level set out within the SPG. This compares with a 69% London wide or
197% rate for the Central sub-region.

4.5.6

With regard future change, AECOM has considered potential future change to nonindustrial uses. It has identified a loss of 1.2 ha for this Borough. This would appear
to largely reflect changes within the Kensal Canalside OA and the loss of the
Clearings site to residential.

4.5.7

AECOM consider the differential between residential and industrial values in the
Borough are however in excess of 8:1.59

4.5.8

It is not the place for the AECOM report to set future policy. However, it is perhaps
telling that the report concludes that that “past trends of industrial land release show
an accelerated release significantly above the SPG target of release.” It notes that,
“the rates of release seen over the last five years appear to be excessive and a
more modest rate of release is probably more appropriate.”60 They go on to suggest
that “it appears likely that at some point potentially within the life of the current
London Plan, there will be a case to switch from releasing industrial land to
retaining most of the remaining land.”61

4.5.9

At the Borough level, the Council will consider the approach taken by Peter Brett
Associates in 2013, as part of the Borough’s commercial property study.

4.5.10

This study considered the GLA forecasts of industrial demand in its Industrial Land
Demand and Release Benchmarks (2011). For Kensington & Chelsea, the forecast

56

London Industrial Land Supply and Economy Study, AECOM, for the GLA (2015) table 4-3 and figure 4-2.
The Land for Industry and Transport Supplementary Planning Guidance (SPG) (2012)
58
London Industrial Land Supply and Economy Study, AECOM, for the GLA (2015) table 2-8
59
London Industrial Land Supply and Economy Study, AECOM, for the GLA (2015) table 4-6
60
London Industrial Land Supply and Economy Study, AECOM, for the GLA (2015) Para 8.4.2
61
Para 4.4.4
57
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demand for net additional space 2011-31 was as follows:





Industrial -4.9 ha
Warehousing -2.4 ha
Waste +3.6 ha
Total demand -3.8 ha

4.5.11

This would suggest a significant reduction in demand. However, Peter Brett
Associates was of the view that, “the GLA figures are not a robust indication of the
demand for industrial space in the borough.”62 “The great majority of “industrial”
units in the borough are now used as studios, by creative activities which in the
standard mapping are associated with office or retail floorspace”. This will be as
much a criticism of the AECOM report as the release benchmarks.

4.5.12

Peter Brett Associates conclude:
“In summary, it is impossible to quantify the demand for industrial land in
Kensington & Chelsea over the next 20 or 25 years. However, it is unlikely that this
demand is negative, in line with long-established trends elsewhere. This is
because, as shown later in this report, most space labelled as industrial in the
Kensington & Chelsea now consists of studios occupied by creative industries.
Contrary to the traditional industrial sectors, we expect that many of these activities
will be growing over the long term. However the borough’s supply pipeline does not
provide any additional industrial space.”63
Our market analysis, discussed in Chapter 4 below, also suggest that demand for
industrial space in the borough – more accurately described as studios - exceeds
supply. Hence the economic activities that use that space are constrained by the
availability of land, which in turn is restricted by competition from higher-value uses,
especially housing. Later in the report we will draw the policy implications from
this.64
Space labelled as industrial in Kensington & Chelsea is predominantly used as
studios by the creative industries. We cannot forecast future demand for this space,
because its occupier profile is very unusual and the stock is vanishingly small.
However, we expect that there will be positive demand for additional ‘industrial’
floorspace, contrary to the general trend. But the borough’s planning and
development pipeline provides no additional space to meet this demand.”65
“The indications are that the remaining industrial / studio stock in Kensington &
Chelsea is economically sustainable. Leaving aside the Kensal business centres,
which we consider in detail later, there is no evidence that the size of the stock
exceeds market demand. On the contrary, the evidence points to a tight market, in
which industrial / studio occupiers are being squeezed out by higher-value uses in
Kensington & Chelsea, as in the rest of central and Inner London. But the process
has gone further in Kensington and Chelsea than elsewhere, so the borough’s
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Commercial Property Study, PBA (2013) para 2.15.
Commercial Property Study, PBA (2013) para 2.18.
64
Commercial Property Study, PBA (2013) para 2.19
65
Commercial Property Study, PBA (2013) para 2.43, 7th bullet.
63
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remaining industrial / studio stock is vanishingly small.”66
4.5.13

This view is consistent with that taken by Roger Tym and Partners67 in its 2009
update to the original Employment Land Review. This concluded that,
“Our long-term analysis suggests that the land supply for industry/warehousing is
in line with demand; both show constant employment and constant floorspace for
the period to 2026. The short-term market analysis confirms that there is occupier
demand, that provision of fit-for-purpose, relatively low-cost property is financially
viable, and that the market is tight. All this suggests that, if demand is to be met
and business is not to be forced out or priced out of the Borough, the Council should
safeguard sites against competition from higher-value uses. Since there will
inevitably be windfall losses, it should also encourage further development to
replace these losses and renew the stock. Light industrial development at the
Kensal Gasworks, even on a modest scale, would contribute to this, but it is not a
necessary condition of demand being met.”

4.5.14

As part of Frost Meadowcroft’s Office Market Review of 2014 the nature of the
market for light industrial and hybrid uses was considered. It is clear that the
situation has not changed in the interim. Frost Meadowcroft concludes that,
“although stock levels of this typology [light industrial uses] have continued to fall
in recent years, demand for this type of property has remained fairly consistent
across the Borough, especially from smaller service led businesses.68”

4.5.15

Viability of different types of land uses across the Borough is considered in some
detail in the Frost Meadowcroft report, in section 3.4 of this report. This concludes
that whilst the differential in value means that is unlikely that any new light industrial
/ warehousing uses will come forward, such uses are not inherently unviable.
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Commercial Property Study, PBA (2013) para 4.42
Employment Land Review Update, Roger Tym and Partners (2009), para 6.8.
68
Office Market Review and Viability in the Royal Borough of Kensington and Chelsea, Frost Meadowcroft,
(2014), para 6.2.7
67
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5.

LAND AVAILABILITY ASSESSMENT

5.1

INTRODUCTION

5.1.1

The purpose of the Land Availability Assessment is to help the Council to identify
a future supply of land that can be available and achievable for economic
development uses over the plan period. Does the Borough have the land available
likely to accommodate the 93,100 sq m undersupply?

5.1.2

In making this assessment the Council has followed the methodology as set out
within the National Planning Policy Guidance (NPPG) as summarised out in Figure
5.1.

5.1.3

As such this part of the study has three parts:




5.2

It identifies sites and broad locations with the potential for development;
It assesses the development potential of these sites; and
It assesses the suitability of these sites for development and the likelihood of
any development coming forward.

STAGE 1: IDENTIFICATION OF SITES AND BROAD
LOCATIONS
ASSESSMENT AREA AND SITE SIZE

5.2.1

As set out in section 3.2 the Council has taken the relevant assessment area to be
the entire Borough.

5.2.2

This study has considered those sites across the Borough which have the potential
to create at least 500 sq m of additional B class floorspace. Smaller sites have
been included when forming part of the Borough’s development pipeline, or when
a permission has been granted or completed.
IDENTIFICATION OF SITES

5.2.3

The Council has considered a wide range of sources in identifying sites across the
Borough which may be suitable to provide additional business floorspace. These
potentially include:






The sites identified through the London Strategic Housing Land Assessment
(the SHLAA sites)
Sites identified through the “call for sites” as part of the Issues and Options for
the Local Plan Partial Review.
Sites identified through discussions with officers familiar with the Borough
Sites which have been allocated for either business or mixed use sites
Sites within the development pipeline, be these unimplemented (extant)
permissions or sites currently under construction.
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5.2.4

Sites identified as having the potential for a business use from the London
Brownfield Land Register (2010) and the National Land Use Database of
Previously Developed Land 2012 (NLUD).

In accordance with the guidance, this report has identified as wide a range of sites
as possible which could theoretically accommodate additional employment
floorspace. However, the Council does recognise that in reality there is very little
chance of many of these sites coming forward for business development in the
lifetime of the plan.
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Figure 5.1: Housing and economic land availability assessment: Methodology
flowchart. Source: Planning Practice Guidance
5.2.5

This will be a reflection of development economics and the differential in values
between residential and business floorspace across the Borough, rather than any
particular policy constraint.
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5.2.6

To the contrary, additional employment floorspace is only likely to be forthcoming
where required by a planning policy – be this through an allocation within the Local
Plan or a location within an Employment Zone.

5.2.7

This will be addressed in more detail in Stage 2, or when the Council assesses the
suitability (and viability) of the sites identified at this stage for additional business
floorspace.
THE SHLAA SITES (2013)

5.2.8

The starting point for the identification of sites which may have the potential to
provide for additional employment floorspace are those that were identified as part
of the Borough’s / GLA’s Strategic Housing Land Availability Assessment (SHLAA)
in 2013. Whilst these were principally those sites which had the potential to
contribute to the Borough’s housing stock, it does include a number of sites which
also have the capacity for mixed use residential/business floorspace. Indeed, the
intention was to identify all sites which had the potential for some development –
even if they were dismissed at a later date as not being suitable for new housing.
SITES IDENTIFIED THROUGH THE ‘CALL FOR SITES’

5.2.9

The Council issued a ‘Call for Sites’ as part of the regulation 18 Local Plan Partial
Review Issues and Options consultation in December 2015. No sites were
identified by stakeholders as being suitable for the provision of significant amounts
of new B class floorspace. This reflects the realities of the Borough’s property
market and the differential between residential and commercial uses.
SITES IDENTIFIED BY THE NLUD

5.2.10

The National Land Use Database (NLUD) is a national register on brownfield land.
It has been assembled using local authority data, and as such overlaps with many
of the other sources considered. It does not provide any assessment of site viability
or availability. It was last updated in 2012.
SITES WITHIN THE DEVELOPMENT PIPELINE

5.2.11

Any Borough will have a development pipeline, for development which the Council
can have a realistic expectation of taking place in the future. The component parts
of the development pipeline are usually:




sites which have been allocated within the Borough’s Local Plan for a particular
land use;
sites which have a current (extant) planning permission, but when this
permission has yet to have been implemented; and
sites which have a planning permission and which are currently being built out.

5.2.12

The pipeline will be for all types for development, for example to housing, to A class
uses and, of relevance to this report, to B class business uses.

5.2.13

This is useful as illustrates the scale of development expected within the Borough,
and the sites where development is taking place / likely to take place in the near
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future. As such it can add to the “first sweep” of all sites where development may
take place, or in the parlance of the NPPG be part of the desk top review which
“identifies as wide a range as possible of sites and broad locations for
development.”
5.2.14

However, the Council notes that many of these sites will be, and need to be, used
to provide for the Borough’s housing needs. It is unlikely that any of these sites
within the pipeline for housing will be diverted to a non-residential use in the future.

5.2.15

Of greater significance for this exercise are those sites that are in the business
floorspace pipeline. As of August 2015 this equates to the 39,944 sq m of
outstanding permissions and the 10,000 sq m allocation on Kensal. If all
permissions were implemented in their entirety this would equate to a total of
49,944 sq m of business floorspace. All the sites with an extant planning permission
have been included in Appendix A. The main sites which are likely to accommodate
a significant amount of business floorspace are included within Figure 5.2.

5.2.16

This figure also includes the two sites identified from the NLUD which are likely to
accommodate some growth in floorspace, but sites which are not yet within the
development pipeline.
Site Name
Net change (B1 sq m) Status
Kensal Gasworks
10,000
Site Allocation
Earl’s Court
11,632
Under Construction
Lots Road Power Station
4,904
Under Construction
Grand Union Centre Site B at 2,426
Under Construction
321 Kensal Road
137-139a Freston Road
4,471
Under Construction
Liscartan House and Granville 957
Under Construction
House,
Sloane
Avenue
(George House)
Nottingdale Village, land RO 6,525
Under Construction
99 to 111 Freston Road
Draycott Avenue, Clearings 1 3,034
Approval (not started)
& 2 (Marlborough Primary
School)
White Knight, 253 and 259 770
Approval (not started)
Kensal Road
99-121 Kensington High Street 2,424
Approval (not started)
140 Ladbroke Grove
1,294
Approval (not started)
321- 225 Kensal Road
2,000
NLUD
167-185
Freston
Road 2,500
NLUD
(Shurguard building)
Total
52,937
Figure 5.2: Main sites within RBKC likely to accommodate a significant amount of
additional B1 floorspace.

5.2.17

The likelihood of the development pipeline for business floorspace will be
considered at stage 2 of the process.
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5.3

STAGE 2: SITE ASSESSMENT

5.3.1

The role of the stage 2 assessment is to consider all those sites identified within
stage 1, and to make a decision as to the development potential for each of these
sites. Ordinarily this exercise would consider each site in turn, filtering out all sites
where business uses would be considered to be inherently unsuitable / unlikely to
come forward or would conflict with policy. The Council would then carry out an
assessment of the amount of business floorspace which might be appropriate on
each remaining site.

5.3.2

The approach taken in this report differs to reflect:



The differential in value between residential and business uses.
That there is a general presumption in favour of business development across
the Borough.

DIFFERENTIAL IN VALUE
5.3.3

The NPPG is explicit in the need for a Council to “assess achievability (including
viability)” when determining the suitability of a site for employment use. It offers
further guidance on viability. It notes that ”…a site is considered achievable for
development where there is a reasonable prospect that the particular type of
development [in this case for business use] will be developed on the site at a
particular point in time.” (Para 3-021-20140306)

5.3.4

Where there is no policy requirement to do so, the Council recognises that
proposals which include a significant amount of new business floorspace are
unlikely to come forward.

5.3.5

Indeed, the very basis of the Borough’s exemption to the changes to the office to
residential permitted development regulations achieved in 2013 was that much of
the Borough’s existing office stocks would convert to residential in order to benefit
from the uplift in value. At this time Frost Meadowcroft had concluded that, “office
values will see an increase of over 100% in residual values if residential is
permitted.”69

5.3.6

This was confirmed again in 2014 with Frost Meadowcroft concluding that, “in a
Borough largely dominated by a high value residential property market, there is
clear evidence that across all areas, conversion from office to residential would see
a significant uplift in value. This provides a high incentive for landowners to seek
consent to convert. In the absence of policy to retain office space these commercial
pressures would undoubtedly lead to a substantial and rapid loss of offices in the
Borough.”70

5.3.7

The position had not changed in 2016, with the TBR report71 considering that 3,510
of the Borough’s firms being a “very high” or “high” risk of conversion to residential

69

Frost Meadowcroft, Office market Commentary (2013) section 4, 3rd bullet.
Office Market Review and Viability in the Royal Borough of Kensington and Chelsea, Frost Meadowcroft,
(2014), para 6.1.4
71
TBR, Evidence to inform Article 4 Direction to restrict the future relaxation of planning regulations to allow
changes of use from offices to residential (2016), table 12.
70
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where regulations be relaxed.
5.3.8

Figure 5.3 below has been taken from the TBR (2016) report. It considers each of
the Borough’s main sub markets and makes an assessment on the uplift in value
which could be achieved for conversion from offices to residential. In this context
this is useful as it demonstrates how unlikely it will be that office floorspace will
come forward at the expense of residential, on its own accord.

Figure 5.3: Uplift in value by use as residential, by sub market.
5.3.9

New business development will be less likely to come forward on its own accord
that the loss of existing premises. New development will not experience the same
“brakes” or “inertia” as that associated with a change of use.

5.3.10

It is important to note that there is difference between the general viability of an
area as an office location, and whether business floorspace is likely to come
forward on a site. The former is a reflection of land values, of costs and needs for
competitive returns. This has been the subject of the Frost Meadowcroft study of
2014 which carried out residual and investment method valuations, and which
concluded that the Borough’s stock of office premises is viable both for an existing
owner and to the investor purchaser. The latter is a straight calculation – what will
be of greater value residential or business floorspace?
PRESUMPTION IN FAVOUR OF BUSINESS DEVELOPMENT

5.3.11

Whilst the Council recognises the role that the majority of the sites identified within
the SHLAA will have in helping meet the Borough’s housing targets, there will be
few circumstances when the introduction of some employment floorspace will be
unacceptable, when this is not at the expense of existing residential floorspace.
This approach is set out with the Local Plan Policy CF5 and summarised in Figure
5.4 below. The draft Local Plan takes a less prescriptive approach with offices up
to 1,000 sq m being appropriate anywhere, save the ground floor of town centres.
Larger offices can be located outside of town centres (an d within Employment
Zones) where meeting the requirements of the sequential test.
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Type of office
Very small office (<100
sq m)
Small office (100 – 300
sq m)
Medium office
(300 – 1,000 sq m)

Appropriate location
Anywhere

Exceptions
Ground floor level of
town centres

Anywhere

Employment Zone,
higher order town centre,
primarily commercial
mews, areas with PTAL
4 or above
Large office (1,000+ sq
Higher order town
The loss of residential
m)
centres and areas with a accommodation
PTAL of 4 or more
Harms the retail function
of a town centre in which
it lies.
Figure 5.4: Summary of Consolidated Local Plan Policy CF5 (2015) and location
of new business uses.

5.4

STAGE 3: SUITABILITY OF SITES

5.4.1

For the reasons set out above, in all likelihood the vast majority of new office
development which is going to come forward in the foreseeable future is that within
the development pipeline, that is existing allocations and permissions (both started
and un-started).

5.4.2

The Council has reviewed all of the sites which include a net increase of at least
500 sq m, and is of the view that there is a reasonable expectation that all will
deliver additional business floorspace over the lifetime of the plan. The Council
notes the guidance within the NPPG that, “sites in existing development plans or
with planning permission will generally be considered for suitable for development”.
(Ref 3-019-20140306). The circumstances have not changed which have altered
their suitability for business uses since their granting/ allocation within the Local
Plan (then known as the Core Strategy).

5.4.3

Therefore, all of the sites identified in stage 1 of the process as having the potential
to accommodate additional business floorspace remain relevant.

5.4.4

Care must be taken to ensure that no double counting occurs. Sites contributing to
future supply have already been factored in. They have narrowed the gap within
the forecast market balance. These sites cannot be used again to help address this
under supply. This will be the case for all allocations and permissions, but not for
potential sites identified through the call for sites, or other possible sites not within
the established pipeline.
ALLOCATIONS

5.4.5

There is just a single allocation within the Local Plan which includes a significant
amount of business floorspace and which has either yet to have been built out, or
under which is currently under construction. This is the Kensal Gasworks site which
includes an allocation “upwards for 10,000 sq m of new offices” (Class B1(a)
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floorspace).
5.4.6

In the Employment Land Review (2009) Roger Tym and Partners did question the
likelihood of this scale of development coming forward in its current state.
However, this view did pre-date the adoption of the Core Strategy (now known as
the Local Plan) in 2010 (following an examination), the Borough’s continuing
aspirations for a new Crossrail station in the Kensal area and the recent
endorsement for a station in this location by the Mayor. The comments also not
appear to recognise the continued designation of the Kensal Canalside as
Opportunity Area within the London Plan with an indicative employment capacity
of 2,000 jobs.72

5.4.7

The study did however take the view that, “if public transport accessibly is
significantly improved in the future, be this by a Crossrail station or by other means,
office development may be appropriate as part of a mixed use proposal.”73
SITES UNDER CONSTRUCTION

5.4.8

As of August 2015 30,915 sq m of B class office floorspace was under construction
across the Borough.74 This was being provided in just 6 sites.

5.4.9

The largest single proposal is for the 11,632 sq m on the Earl’s Court Site. The
majority of the other proposals (the only exception being the development on
Sloane Avenue) being within the Borough’s Employment Zones. There is a
particular concentration of nearly 11,000 sq m at the southern end of the Freston
Road/ Latimer Road Employment Zone, in the “Notting Dale village” area.

5.4.10

Given the nature of the market, that the majority of these proposals are now nearing
completion, or are part of high value mixed use developments, the Council is
confident that these sites will come forward as expected in the plan period.
UNIMPLEMENTED PLANNING PERMISSIONS

5.4.11

The net increase in business floorspace related to planning permissions which are
extant but which are yet to have started on site is 7,522 sq m. These relate to just
four sites where the net increase in floor area would be more than 500 sq m.

5.4.12

Whilst there will always be an element of risk when considering whether such
applications will be implemented, the Council is of the view that each of these sites
are likely to come forward in one form or another in the lifetime of the plan. As such
it remains appropriate to include these within the Borough’s business floorspace
pipeline.
SITES IN THE NLUD AND THOSE IDENTIFIED AS BEING SUITABLE FOR
BUSINESS DEVELOPMENT AS PART OF THE CALL FOR SITES

5.4.13

The sites in the pipeline, including those that have been allocated, have already
been taken into account when assessing the market balance, or more accurately
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Further Alterations to the London Plan, (2015), Annex One, Opportunity Areas
Roger Tym and Partners, Employment Land Review Update, Oct 2009, para 4.37.
74
Where more than 500 sq m of floorspace is proposed.
73
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the mismatch between the business floorspace is needed and what is likely to be
provided.
5.4.14

Therefore, it is only sites identified within the NLUD (where these are likely to come
forward in the lifetime of plan) and sites identified by owners within the call for sites
which can be used to in assessing how much of the need may be accommodated
within the Borough.

5.4.15

It has been estimated that 4,500 sq m of business floorspace could be
accommodated within the NLUD sites. No suitable sites have been identified
through the call for sites process which could accommodation a significant amount
of new B class commercial floors space.

5.5

CONCLUSION

5.5.1

The Council has identified a need of 93,100 sq m of B1 floorspace over the lifetime
of the plan, over and above that likely to be accommodated by existing allocations
and existing permissions.

5.5.2

Some 4,500 sq m of this could be accommodated in sites which have not already
been included through the pipeline. This leaves a mismatch between need and
what is likely to be provided of 88,600, or 6,328 sq m pa to the end of the plan
period.

5.5.3

Given the differential in value between office and residential land this need is
unlikely to be fully accommodated within this Borough.
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APPENDIX A: B1 PERMISSIONS (AS OF 31
SEPT 2015)
Reference

Address

PP/08/00058

30 Pembridge Crescent
W11 3DS
15 Albert Mews W8 5RU
137-139a Freston Road
W10 6TH
459a Fulham Road SW10
9UZ
Portobello Square
Wornington Green Estate
Wornington Road Munro
Mews, Portobello Road
W10 5XY
158-166 Brompton Road 35
Cheval Place SW3 1HW
8-10 Basing Street W11
1ET
57 & 58 Kensington Court
W8 5DG
Site B At 321-337 Kensal
Road Grand Union Centre,
Bounded By Ladroke
Grove, West Row And
Southern Row W10 5DA
2 Westbourne Grove Mews
W11 2RU
Homebase Site, 195
Warwick Road W14 8PU
205 Holland Park Avenue
W11 4XB
Liscartan & Granville House
127-135 Sloane Street 237255 Pavilion Road SW1X
9AS
59 South Edwardes Square
W8 6HW
14 Queen's Gate Place
Mews SW7 5BQ
14 Kensington Square W8
5HH
Lion House 1 Kensington
Place W8 7PP

PP/08/00277
PP/08/02132
PP/09/02374
PP/09/02786

PP/10/00257
PP/10/01359
PP/10/02337
PP/07/01345

PP/10/02672
PP/10/02817
PP/10/03130
PP/11/01729

PP/11/01774
PP/12/02535
PP/12/02646
PP/12/02661

Existing
370

Proposed

Net
Status
change
0
-370 Started

110
1,614

0
6,085

-110 Started
4,471 Started

1,523

0

-1,523 Started

711

732

21 Started

2,390

0

-2,390 Started

754

586

-168 Started

0

68

68 Started

5,574

8,000

2,426 Started

367

198

-169 Started

0

100

100 Started

3,960

924

-3,036 Started

5,808

6,765

957 Started

400

0

-400 Started

88

170

82 Started

720

0

-720 Started

80

40

-40 Started

84

Reference

Address

PP/12/02862

East And North West Part
Of Site, Middle Row
Primary School Middle Row
W10 5AT
145 Kensington Church
Street W8 7LP
Esmond Court Garage
(Behind St James House) 9
Thackeray Street W8 5HB
Earls Court Project Earls
Court Exhibition Centre And
Land Bounded By Warwick
Road And West Cromwell
Road, Old Brompton Road
SW5 9TA
Grenfell Tower Grenfell
Road W11 1TH
62 Kensington High Street
W8 4PE
29 Fernshaw Road SW10
0TG
Glen House, 125-133 Old
Brompton Road SW7 3RP
77 Southern Row W10 5AL
Kensington Tavern 54
Russell Gardens W14 8EZ
151-161 Kensington High
Street W8 6SU
First Floor 196 King's Road
SW3 5XX
110 Talbot Road W11 1JR

PP/12/03114
PP/12/05013

PP/11/01937

PP/12/04097
PP/12/04434
PP/12/04671
PP/12/05177
PP/13/00324
PP/13/00797
PP/13/01064
PP/13/01389
PP/13/01912
PP/13/02652

PP/13/02659

PP/13/03479

PP/13/03671

Marlborough Primary
School Draycott Avenue
SW3 3AP
Clearings 1 & 2 Draycott
Avenue RBKC Depot
Denyer Street And John
Lewis Clearings 1 & 2 SW3
2NA
Upper Floors Flat 5
Kensington High Street W8
5NP
29 Duke Of York Square
SW3 4LY

Existing
0

Proposed

Net
Status
change
226
226 Started

904

682

-222 Started

0

150

150 Not
started

1,500

13,132

11,632 Started

378

170

-208 Started

1,005

0

-1,005 Started

139

0

1,771

1,527

-139 Not
started
-244 Started

303
0

566
130

263 Started
130 Started

577

0

-577 Started

529

329

0

112

0

3,034

-200 Not
started
112 Not
started
3,034 Not
started

1,160

0

-1,160 Started

61

56

-5 Not
started

6,027

6,126

99 Started
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Reference

Address

PP/13/04726

Multi-Storey Car Park
(Npc), 19-27 Young Street
W8 5EH
Land South Of Carlyle
Building Hortensia Road
SW10 0QS
51 Brompton Road SW3
1DE
77 - 79 Southern Row W10
5AL
Pier House 31 Cheyne
Walk SW3 5HN
282 Earl's Court Road SW5
9AS
296 Latimer Road W10
6QW
19 Brompton Square SW3
2AD
158 Walton Street SW3 2JL
6 Lansdowne Mews W11
3BH
2 - 18 Lancer Square And
10-14 Old Court Place W8
4EP
213 Westbourne Park Road
W11 1EA
253 And 259 Kensal Road
W10 5DE
Charles House 375
Kensington High Street And
The Radnor Arms, 247
Warwick Road W14 8QH
Flats 21 And 22 166 Notting
Hill Gate W11 3QT
304a Fulham Road SW10
9ER
Cope House, 27 - 33 Earl's
Court Road W8 6ED
5 Young Street W8 5EH

PP/13/04728

PP/13/05106
PP/13/05416
PP/13/05795
PP/13/06060
PP/13/06779
PP/13/07232
PP/13/07494
PP/13/07524
PP/13/05341

PP/13/05948
PP/13/06196
PP/13/07159

PP/14/00243
PP/14/01554
PP/14/01896
PP/14/01947
PP/14/02123

PP/14/03423
PP/14/03806

3, 5, 6, 7-10 Kendrick Mews
And 15 Reece Mews SW7
3HG
74 Golborne Road W10
5PS
15 Queen's Gate Terrace
SW7 5PR

Existing
972

Proposed

Net
Status
change
0
-972 Not
started

0

108

108 Started

180

80

326

564

-100 Not
started
238 Started

58

0

342

0

589

517

-58 Not
started
-342 Not
started
-72 Started

35

0

-35 Started

36
217

0
157

7,551

6,532

-36 Started
-60 Not
started
-1,019 Not
started

86

0

0

3,345

48,729

0

-86 Not
started
3,345 Not
started
-48,729 Started

84

0

-84 Started

128

0

241

0

-128 Not
started
-241 Started

150

0

850

737

89

0

130

0

-150 Not
started
-113 Not
started
-89 Not
started
-130 Started

86

Reference

Address

PP/14/03952

First Floor 43 To 45 Sloane
Street SW1X 9LU
Kensington Square House
12 To 14 Ansdell Street W8
5BN
310 Old Brompton Road
SW5 9JQ
32 Hans Road SW3 1RW
25 To 39 Thurloe Street
SW7 2LQ
4 Queen's Gate Mews SW7
5QJ
83 To 97 King's Road SW3
4NX
Unit 3 The Westway Centre
69 St Mark's Road W10
6JG
32 Hans Road SW3 1RW

335

PP/14/04058

PP/14/04649
PP/14/04897
PP/14/05003
PP/14/06476
PP/14/07400
PP/14/07451

PP/14/07864
PP/14/08089
PP/14/08780
PP/15/00748
PP/14/02974
PP/14/04149
PP/14/06144
PP/14/06337

PP/15/00712
PP/15/02000

PP/15/02345
PP/15/02618

PP/15/02826

Existing

Proposed

Net
Status
change
0
-335 Started

142

233

91 Started

162

0

256
46

0
306

0

300

0

97

-162 Not
started
-256 Started
260 Not
started
300 Not
started
97 Started

0

150

150 Not
started

256

0

Scorpio House 102 Sydney
Street SW3 6NJ
48 Beauchamp Place SW3
1NX
47-51 Brompton Road SW3
1DE
24a Radley Mews W8 6JP

1,670

0

0

28

266

0

-256 Not
started
-1,670 Not
started
28 Not
started
-266 Started

164

0

158-166 Brompton Road
SW3 1HW
2 And 4 Kimbolton Row
SW3 6RQ
Holmefield House Flat 116a
Hazlewood Crescent W10
5DH
9 Ledbury Mews North W11
2AF
The Westway Centre (Units
2 - 3) 69 St Mark's Road
W10 6JG
29 Fernshaw Road SW10
0TG
Odeon Cinema 257-265
Kensington High Street And
4-10 And 24 Earl's Court
Road W8 6NA
330 King's Road SW3 5UR

2,025

2,657

44

154

48

0

180

242

0

166

168

0

934

0

0

25

-164 Not
started
632 Not
started
110 Not
started
-48 Not
started
62 Not
started
166 Not
started
-168 Not
started
-934 Not
started

25 Not
started

87

Reference

Address

PP/15/03512

99 To 111 Freston Road
And Land To The Rear Of
99-111 W11 4BD
99 To 121 Kensington High
Street W8 5SA
The Studios Hornton Place
W8 4LZ
Cope House Cope Place
W8 6AA
The Chapel 459 Fulham
Road SW10 9UZ
Westway Information And
Aid Centre 140 Ladbroke
Grove W10 5NE
Basement 168 Holland Park
Avenue W11 4UH
Colette Court 125-126
Sloane Street SW1X 9AU
66-70 And 72-74 Notting
Hill Gate W11 3HT
Griffin Lodge 45 A Cadogan
Gardens SW3 2TB
1-6 Sloane Square SW1X
8EE
17 Petersham Mews SW7
5NR
Rear Of 196-200 Fulham
Road SW10 9PN

PP/15/03816
PP/15/04311
PP/15/04433
PP/15/04724
PP/15/04852

PP/15/05256
PP/15/05584
PP/15/05730
PP/15/06648
PP/15/06649
PP/15/07430
PP/15/07511

Existing
812

Proposed

Net
Status
change
7,337
6,525 Not
started

0

2,424

2,424 Not
started
-200 Not
started
-241 Not
started
-150 Started

200

0

241

0

150

0

0

1,294

1,294 Not
started

91

0

0

75

88

0

0

241

189

0

0

32

0

20

-91 Not
started
75 Not
started
-88 Not
started
241 Not
started
-189 Not
started
32 Not
started
20 Not
started

88

APPENDIX B: B1 COMPLETIONS 2011 TO
2014
Year
of
completion

Reference

Address

Existing
sq m

Proposed
sq m

2011
2011

PP/07/01585
PP/07/01777

300
110

0
0

2011
2011
2011
2011
2011
2011
2011
2011
2011

PP/07/02563
PP/07/03490
PP/08/00168
PP/08/00231
PP/08/00861
PP/08/01132
PP/08/01205
PP/08/01233
PP/08/01364

172
1,141
0
71
164
204
66
380
467

0
0
357
0
0
0
0
0
0

-172
-1,141
357
-71
-164
-204
-66
-380
-467

2011
2011
2011

PP/08/01739
PP/09/01984
PP/09/02305

885
7
150

0
0
0

-885
-7
-150

2011

PP/09/02346

235

0

-235

2011

PP/09/02697

74

0

-74

2011
2011
2011

PP/10/00567
PP/10/00797
PP/10/00851

109
180
939

0
0
0

-109
-180
-939

2011
2011
2011

PP/10/01178
PP/10/03098
PP/10/03556

993
182
84

0
0
0

-993
-182
-84

2011
2011

PP/10/03809
PP/10/03948

336
0

0
492

-336
492

2011
2011

PP/10/03981
PP/11/00493

200
180

0
0

-200
-180

2011
2011
2011

PP/11/01233
PP/11/01411
PP/11/01632

1,161
97
43

0
0
45

-1,161
-97
2

2011
2011
2011

PP/11/01808
PP/11/03293
PP/11/04007

1a Gregory Place
182- 188 Kensington Church Street
1 - 5 Rabbit Row
91-95 Old Brompton Road
239 Kensington High Street
4th Floor 173-176 Sloane Street
61 St Helen's Gardens
24a Radley Mews
23 Cavaye Place
Upper Floors 2a Hasker Street
6 Lansdowne Mews
Upper Floors 7-9 Kensington High
Street
120 Campden Hill Road
2nd Floor 177 Draycott Avenue
Upper Floors 6a And 8 Addison
Avenue
Basement And Ground Floors 5 - 7
Cornwall Crescent
Ground Floor And Basement 5-7
Princedale Road
36 Uxbridge Street
Shawfield House Shawfield Street
Waldron House, 57-63 Old Church
Street
90-100 Sydney Street
5 Lansdowne Mews
Unit 5 Grand Union Centre West
Row
College House, 272 King's Road
Macmillan House, 96 Kensington
High Street
Ground Floor 156 Cromwell Road
First To Third Floors 114 King's
Road
1st Floor 63-77 Brompton Road
Ground Floor 6 Lansdowne Mews
Ground Floor 11a Lincoln Street 6
Bray Place
4 Queen's Gate Mews
Ground Floor 27 Emperor's Gate
Part 1st Floor 6 Burnsall Street

Net
change
sq m
-300
-110

0
148
94

300
0
0

2012
2012
2012
2012
2012

PP/07/01724
PP/08/00866
PP/08/02911
PP/10/00349
PP/10/00970

390
433
341
258
0

0
0
0
0
158

2012

PP/10/01566

Upper Floors 192-200 Fulham Road
42-46 (Even) St Luke's Mews
29-35 Drayson Mews
2a Pond Place Bury Walk
Macmillan House, 96 Kensington
High Street
5 Elvaston Mews

300
-148
-94
-7,894
-390
-433
-341
-258
158

232

0

-232

89

Year
of
completion

Reference

Address

Existing
sq m

Proposed
sq m

2012
2012
2012

PP/10/02067
PP/10/03844
PP/11/00322

806
98
3,070

1,064
0
0

2012
2012
2012
2012
2012
2012
2012

PP/11/00799
PP/11/01217
PP/11/03300
PP/11/03879
PP/11/04054
PP/12/00402
PP/12/00777

62
386
229
50
0
0
188

0
0
0
150
43
788
0

-62
-386
-229
100
43
788
-188

2012
2012

PP/12/01156
PP/12/00777

Ladbroke Hall, 79 Barlby Road W
22b Launceston Place
Part 5th Floor 99-121 Kensington
High Street
1st Floor 351 Ladbroke Grove
Upper Floors 220 Latimer Road
2nd Floor 136 Sloane Street
9 Reece Mews
First Floor Flat 129 King's Road
11 Cavalry Square
Unit 1 Buspace Studios Conlan
Street
Ground Floor 49-51 Cheval
Unit 1 Buspace Studios Conlan
Street

Net
change
sq m
258
-98
-3,070

0
0

636
188

636
188

2013
2013

PP/07/01102
PP/07/03369

114
200

0
0

-3,540
-114
-200

2013
2013
2013
2013
2013
2013
2013
2013

PP/08/00165
PP/10/00414
PP/10/00523
PP/10/00625
PP/10/02164
PP/11/00504
PP/11/01993
PP/11/02386

1,348
280
582
60
3,660
0
54
175

0
0
0
142
0
74
0
0

-1,348
-280
-582
82
-3,660
74
-54
-175

2013

PP/11/02598

0

24

24

2013
2013
2013
2013
2013

PP/11/03697
PP/12/02092
PP/12/02584
PP/12/02875
PP/12/03535

327
0
458
106
84

0
102
0
0
0

-327
102
-458
-106
-84

2013

PP/12/03993

221

0

-221

2013

PP/13/00885

0

110

110

2013
2013
2013

PP/13/02720
PP/13/03591
PP/13/04252

3,767
251
106

3,662
251
0

-105
0
-106

2013

PP/13/04458

53

0

-53

2013

PP/13/06055

24 Notting Hill Gate
Flat
1
Lansdowne
House
Lansdowne Road
21-22 Hans Place
Clarendon Works Clarendon Cross
Upper Floors 181-183 King's Road
Rear Of 35 Tadema Road
536 King's Road
Basement 44-46 Kenway Road
Roof 25 - 39 Thurloe Street
First Floor Atlantic Court, 77 King's
Road
Front Lower Ground Floor 18
Notting Hill Gate
1st Floor 207 Sloane Street
170-172 Kensal Road
46 Cheniston Gardens
45 - 47 Cheval Place
Mezzanine Floor 254 Earl's Court
Road
Upper Ground Floor Greaves Tower
World's End Estate
Ground And 1st Floors 174 Pavilion
Road
Emily House 202-208 Kensal Road
Ground Floor 82 Princedale Road
Unit 4 69 St Mark's Road The
Westway Centre
Basement And Ground Floor 121
Sloane Street
125 Gloucester Road

306

0

2014

PP/06/02821

1,419

0

2014

PP/07/01049

0

952

952

2014

PP/08/00167

Development Site At Alpha Place
The Power House 73-79 Chelsea
Manor Street Alpha Place
Site At Bard Road Part Of Site At
Rear Of 125-139 Freston Road
65 Sloane Street

-306
-7681
-1,419

0

723

723
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Year
of
completion

Reference

Address

Existing
sq m

Proposed
sq m

2014

PP/11/00969

311

0

2014
2014

PP/11/01337
PP/11/01540

2,127
175

2,127
0

0
-175

2014
2014
2014
2014
2014

PP/11/02841
PP/11/03634
PP/11/04061
PP/12/00114
PP/12/00646

0
202
201
886
72

24
222
0
0
0

24
20
-201
-886
-72

2014
2014
2014
2014
2014
2014
2014
2014

PP/12/00673
PP/12/03392
PP/12/03830
PP/12/04079
PP/12/04959
PP/13/00635
PP/13/01136
PP/13/02657

0
362
88
344
467
0
170
4,226

227
0
0
0
0
280
0
0

227
-362
-88
-344
-467
280
-170
-4,226

2014

PP/13/04059

49

10

-39

2014
2014

PP/13/04318
PP/14/00765

0
0

49
70

49
70

2014
2014
2014

PP/14/01981
PP/14/02503
PP/14/02656

160
164
170

0
0
0

-160
-164
-170

2014

PP/14/02950

334

0

-334

2014
2014
2014
2014
2014

PP/14/03015
PP/14/03123
PP/14/03232
PP/14/03307
PP/14/05979

98
0
28
24
195

0
74
116
0
0

-98
74
88
-24
-195

2014
2014

PP/14/06410
PP/14/07029

0
0

50
75

50
75

2014

PP/14/07726

1st And 2nd Floors 229 Kensington
High Street
Monsoon Building, 1 Nicholas Road
1st And Part 2nd Floor 188-190
Earl's Court Road
309-315 Fulham Road
90 Notting Hill Gate
1st Floor 13-15 Brompton Road
90 Lots Road
Silchester Garages Site Silchester
Garages Site & Latymer Day
Nursery, 154 Freston Road
123d Kensington High Street
42-44 Clareville Street
27 Kensington Church Street
114 Cromwell Road
66 St Helen's Gardens
3rd Floor 188 Brompton Road
47 Kensington Court
Marlborough Interim School John
Lewis
Warehouse
Clearings
Clearing 1 Draycott Avenue
Roland Mansions 9 Old Brompton
Road
11 Bassett Road
Basement Flat Front Colette Court
125 - 126 Sloane Street
16 Sloane Square
24a Radley Mews
Unit 8 The Westway Centre 69 St
Mark's Road
Olympic House 317 To 321 Latimer
Road
43 Pembridge Road
32 Beauchamp Place
Merevale House 1 Brompton Place
18 Notting Hill Gate
Macmillan House 96 Kensington
High Street
66 Royal Hospital Road
Basement Flat Front Colette Court
125 Sloane Street
146 And 148 Cromwell Road

Net
change
sq m
-311

66

0

-66
-7339
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