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1. Introduction 

1.1. The Royal Borough of Kensington and Chelsea is the smallest London Borough. It is also 

the second most densely populated Borough in London. It is one of the most desirable 

parts of London to live as historically the industry of London was further east and the 

wealthier properties and parks were located to the west of central London. 

 

 

 

 

 

 

 

 

 

 

2. Purpose of study 

2.1. This report assesses the office market and B class uses office, light industrial and 

warehousing (B1a, B1c, B8) in the Borough as a reference for the development of RBKC’s 

Core Strategy and in context of the National Planning Policy Framework which sets out 

the Government’s planning policies for England. 

2.2. The NPPF states that “Planning policies should avoid the long term protection of sites 

allocated for employment use where there is no reasonable prospect of a site being used 

for that purpose. Land allocations should be regularly reviewed. Where there is no  

reasonable prospect of a site being used for the allocated employment use, applications 

for alternative uses of land or buildings should be treated on their merits having regard to 

market signals and the relative need for different land uses to support sustainable local 

communities.” 

2.3. In the Budget 2014 it was announced that the Government would review the General 

Permitted Development Order. It also announced further proposals to consult on 

extending permitted development rights to allow change of use from warehouse and 

light industry to residential use without the need for planning permission. 
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2.4. This report assesses the stock of business space in the Borough and identifies the existing 

stock of offices and light industrial property, classifying it by type and relevant features 

such as size and location. The office and light industrial market is reviewed with its 

associated characteristics, with detail of demand, availability and values. 

2.5. The report has specific regard to the economic viability of office and light industrial 

property across the Borough supported with specific case studies. The report assesses 

the main B Use Classes under the Town and Country Planning (Use Classes) Order 1987 

and considers their viability now, and considers these properties at a stage of their life 

when redevelopment or substantial refurbishment may be necessary.   

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 

asbeing well below medium term trend levels, whilst demand from occupiers has 

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 developments 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 been 

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. Demand in the central London Office Market 

3.2.1. 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 

totalled 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 insufficient supply to accommodate the levels of demand 

and also highlights an underlying pattern for central London office markets. 
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3.3. Supply in the central London Office Market 

3.3.1. 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 end of 2013 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. An overview of commercial property in Kensington and Chelsea  

3.4.1. Kensington & Chelsea has a higher ratio of residential properties to commercial 

compared with 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 ways1:  

• 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 work outside the main town centres. 

                                                           
1
 TBR: Impact of Proposed Change to Permitted Development 2013 
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3.4.5. The three Employment Zones (Kensal Road, Latimer Road & Freston Road and Lots Road) 

account for 5% of the Boroughs employment and 14.9% of the Borough’s B1a stock2. 

3.5. Submarkets 

3.5.1. 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: 

  

                                                           
2 

Valuation Office data 2014. 
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North Kensington  - including Freston Road & Latimer Road EZ and Kensal Road EZ 

3.5.5. This area occupies the northern most section of the Borough beyond Holland 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 

new 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 (Kensal Road) 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 minutes walk from Ladbroke 

Grove and Westbourne Park stations.  This is a feature 

that will inhibit some larger occupiers and higher rental 

values.  
Innocent Drinks Headquarters - 342 
Ladbroke Grove, W11 
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3.5.12. Policy CP23 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 floorspace, of which 10,000 sq m would be offices. 

Notting Hill 

3.5.13. Notting Hill Gate is defined by 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.  

3.5.14. 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 having a special interest in this 

location, particularly fashion, creative and music businesses which prevail in this part of 

west London. 

Kensington 

3.5.15. 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 

                                                           
3 RBKC Core Strategy 2010 

Newcombe House, Notting Hill 
Gate, W11 
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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.  

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

 Knightsbridge 

3.5.20. 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 and 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. 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 Benson Elliot Capital Management LLP with 6,031 sq ft at 50 

Hans Crescent. 

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

Chelsea - including Lots Road EZ 

3.5.25. 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 

239 Kensington High Street, W8 

38 Hans Crescent, Knightsbridge 
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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 

most western 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. 81 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 £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.  

Earls Court 

3.5.29. Earls Court is not a large existing office area (3.5% 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. 

81 Kings Road, Chelsea 
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3.5.33. 247 Cromwell Road is one of the most notable 

buildings in Earls Court on the junction of Earls Court 

Road. It is approximately 2,130 sq m. 

South Kensington  

3.5.34. 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. 

3.6. Office Demand  

3.6.1. London has experienced good levels of demand from office occupiers since 2011/2 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. 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 (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.  

247 Cromwell Road, Earls Court 

2 Cromwell Place,  
South Kensington 
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3.6.4. The charts and data above show that the ‘over 1,000 sq m’ category 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 enquires from this sector are harder to 

quantify and therefore may not be truly represented in the above chart and data.  

 

 

 

 

 

 

 

 

Size No. requirements Cumulative size 

<200 sq m 42 4,800 sq m 

201-500 sq m 163 45,500 sq m 

501-1,000 sq m 102 61,700 sq m 

1001+ sq m 120 233,900 sq m 

Total 427 345,900 sq m 
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in floor area (March 2013 – March 2014) 
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Fig. 1: Represented office requirements in RBKC 

Fig. 2: Take up levels within RBKC 
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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 or 

larger headquarter buildings in west London. Companies that require this size will 

therefore be forced to consider properties in surrounding areas such as Hammersmith 

and Chiswick 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 among 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).  

 

 

 

 

 

 

 

 

 

 

 

 

30% 

28% 

23% 

19% 

Industries looking in RBKC 

Telecommunications,
Media and Technology

Music, Fashion, Design

Financial, professional
services

Others

31% 

33% 

26% 

10% 

Most common sizes for businesses 
looking in RBKC 

< 100 sq m

101 - 200 sq m

201 - 500 sq m

500 + sq m

45% 

31% 

24% 

Current locations of businesses 
looking in RBKC 

Already in RBKC

From the West
End

Neighbouring
Boroughs

29% 

22% 20% 

17% 

12% 

Driving factors for businesses 
looking in RBKC 

Lease event

Closer to director's
home

Business growth

Lower letting costs

Closer to industry

Fig. 3: Results of agency survey 
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3.6.10. 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 45% of all the enquiries were from existing 

occupiers in the Borough. 

3.7. Availability and existing stock (commentary, stats and charts) 

3.7.1. 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%4 

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 758,800 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.  

 

3.7.3. Within the graph above (see Fig. 4) 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 (see Fig. 5) illustrates the decline in office availability over the past 5 

years, falling to its lowest rate at the start of 2013. The increase seen in 2013 may be a 

result of natural lease events such as lease breaks and expiries coinciding with business 

growth and economic confidence being restored leading to businesses relocating to 

larger spaces.  

 
 

                                                           
4
 Jones Lang Lasalle: OnPoint, The Central London Market Q1 2014 

 sq m

50,000 sq m

100,000 sq m

150,000 sq m

200,000 sq m

250,000 sq m

Fig. 4: Total commercial stock in RBKC 
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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. 

3.7.6. In 2013, there were 30 applications involving B1 floor space resulting in a net gain of 

16,567 sq m in B1 office space. Notable approved planning applications within the 

Borough include: 

 The redevelopment of the Grand Union Centre site, 

W10 to provide 21,776 sq m of floorspace, 8,000 sq 

m of B1 offices, 1,005 sq m of retail space and 10,876 

sq m of residential accommodation. This is an 

addition of 2,426 sq m to the existing commercial 

space. 

 

 Glen House, 125-133 Old Brompton Road, SW7 to be 

partially demolished and redeveloped to provide 

1,527 sq m of high quality office accommodation 

from lower ground to second floors and residential 

accommodation from third to fifth floors.  

 

 The redevelopment of the Nottingdale Village site on 

Freston Road, W11 to provide a four storey 

commercial building of 5,837 sq m with secure 

underground car parking.  

 

3.7.7. With the exception of the new development at Earls Court there is little new office 

development in the pipeline for the Borough. This is in contrast to neighbouring 

Hammersmith & Fulham which is benefitting from a much higher proportion of the Earls 

Availability of office space in RBKC (Source: CoStar) 

Fig. 5: Availability levels within RBKC 
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Court commercial element. In addition, H&F have a large number of commercial 

developments in the pipeline with 10,000 sq m at 12 Hammersmith Grove commencing 

Summer 2014 due to complete in Jun 2016 and the new Westfield and Old Oak where 

there will be significant net gains in office stock.  

3.7.8. RBKC has no similar potential gain from substantial new developments in the near future 

but large development potential exists at the old Kensal Gasworks Ballymore site, 

Sainsbury’s supermarket at Ladbroke Grove next to the canal and the former Eurostar 

North Pole depot. These sites make up some 67 acres capable of accommodating more 

than 2,500 new homes, plus a range of new businesses and community facilities. These 

are all at the early feasibility stage. 

3.8. Vacant Property 

3.8.1. Whilst it relatively easy to ascertain levels of available commercial property being actively 

marketed, it is less straightforward to account fully for vacant property that is not being 

marketed.  

3.8.2. There can be many reasons as to why a property or a particular floor may be vacant for 

an extended period of time beyond the owner genuinely not being able to find a tenant 

for the vacant space. There can be other contributing factors such as a change in 

management or ownership resulting in a change in asset management strategy. 

3.8.3. Contentiously, properties may be purposely left vacant by owners in order to 

demonstrate that the property is no longer ‘fit for purpose’ in its current use and 

therefore the property would be better served being converted to an alternative use such 

as residential.  

3.8.4. The issue of the viability of commercial premises is considered in subsequent sections of 

this report. 

3.8.5. Data obtained from RBKC rating accounts showing buildings that are registered as 

unoccupied are shown on the map appended in page 40. This data shows a fairly even 

spread of vacant spaceacross the southern and northern sections of the Borough with a 

generally even distribution throughout the commercial clusters. 

3.8.6. The notable pattern that this data exhibits is that there has been a 40% reduction in the 

amount of vacant property from pre April 2013 to post April 2013 records.  Additionally, 

the distribution of these properties, as shown on the map, does not show that there are 

any areas with obviously higher than average levels of vacancy.  

3.8.7. It would be reasonable to assume that if there were specific areas with a notably higher 

density of vacant buildings this would potentially be an indicator of issues with viability in 

those areas. 
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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 
Grade A Average Grade B 

per sq m per sq ft per sq m per sq ft 

Knightsbridge £860 £80 £538 £50 
Chelsea £613 £57 £377 £35 
South Kensington £592 £55 £409 £38 
Kensington £532 £49 £334 £31 
Notting Hill £485 £45 £312 £29 
Latimer Rd/Freston Rd Employment Zone £400 £37 £280 £26 
Kensal Rd Employment Zone £375 £35 £215 £20 
North Kensington £375 £35 £226 £21 
Lots Road Employment Zone  £312 £29 £291 £27 
Earls Court £301 £28 £215 £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 the 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).  
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Fig. 7: Office Rents in RBKC (Grade A/Average) 

Fig. 6:  Grade A and average office rents in RBKC 
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3.9.4. Recent examples of grade A rents achieved in RBKC 

 

 

 

 

 

 

 

  

  

 

 

 

 

3.10. Capital Values  

3.10.1. Capital values are influenced by a number of factors. In most cases on larger office 

buildings the capital values are determined by an investment method valuation 

approach. Valuers will apply a market yield to the rent income, adjusted for risk (lease 

length, financial strength of tenant, age of building etc).  

3.10.2. Smaller office buildings may be owner occupied and valued on an investment approach 

or by a comparison method using comparable sales evidence. Purchasers are often 

private investors or speculators hoping for a potential residential conversion. Even with 

existing planning policy and guidance from RBKC’s Core Strategy being clear in seeking 

the retention of such properties, purchasers are still having regard to potential ‘hope’ 

value for change of use in the medium to longer term.  

3.10.3. In the more affluent residential areas of the Borough, the disparity between the 

residential values and commercial values is so great that the office values appear to 

represent “good value” in relation to a similar building that is residential.  An example of 

this would be a small mews office building being compared in value to a neighbouring 

residential mews building.  

 

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). 

 

Yellow Building, Notting Dale, W11 

In April 2014, Audley Travel Group agreed terms to let 

part 3
rd

 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). 
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Office Investment Values 
Grade A Average 

per sq m per sq ft per sq m per sq ft 

Knightsbridge £16,402 £1,524 £10,251 £952 
Chelsea £11,155 £1,036 £6,850 £636 
South Kensington £10,764 £1,000 £7,437 £691 
Kensington £8,202 £762 £7,481 £695 
Notting Hill £8,073 £750 £7,029 £653 
Latimer Rd/Freston Rd Employment Zone £5,748 £534 £2,540 £236 
Kensal Rd Employment Zone £5,210 £484 £5,016 £466 
North Kensington £4,951 £460 £2,174 £202 
Lots Road Employment Zone  £4,596 £427 £3,875 £360 
Earls Court £4,252 £395 £2,777 £258 

3.10.4. As with the rental value above (see Fig. 8), the investment values for commercial 

property follow a similar ranking profile with the southern parts of the Borough more 

expensive than the north. When comparing the grade A values to average investment 

values, there are two submarkets – North Kensington and Latimer Rd/Freston Rd 

Employment Zone, where the average values are less than half of the Grade A value. This 

wide margin suggests that there is a much greater proportion of  lower value commercial 

stock in these locations significantly below local Grade A specification or nearing the end 

of the building’s life cycle. The investment values achieved for Grade A commercial 

property would suggest that these properties would continue to perform well in their 

existing use, however the issue of whether a property remains viable is discussed in later 

sections of this report.  
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Fig. 9: Grade A and average Office investment values (£ per sq m) 

Fig. 8: Grade A and average investment values in RBKC 
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3.10.5. Recent examples of office buildings sold in RBKC. 

 

 

 

  

Phoenix Brewery 

In February 2013, this multi-tenanted property was sold for 

£11,500,000 (£375 per sq ft) reflecting 6.75% yield. This 

property was fully tenanted at the time of purchase. The 

converted property comprised 30,700 sq ft of office 

accommodation over 8 storeys.  

 
160 Kensington High Street 

In August 2013, this property investment was sold for 

£26,400,000 (1,227 per sq ft) reflecting a 4.5% yield. The 

property comprises ground floor retail and office 

accommodation above with a combined total of 21,524 sq ft. 

 

27 Wrights Lane 

Currently for sale with a guide price of £53,400,000 (£770 per 

sq ft) reflecting a yield of 4.75%. This purpose built office 

building measures 69,205 sq ft over 6 floors which is fully let to 

EMI Group.  
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4. Distribution 

4.1. Introduction 

4.1.1. As previously identified in section 3.5, the Borough’s commercial property stock (offices 

and light industrial) can be identified by commercial submarkets based on location. In this 

section we analyse the distribution of commercial floor space by volume and number of 

occupiers across the individual submarkets. Areas of particular commercial interest have 

been identified by the Borough as Employment Zones where there is general policy to 

protect commercial activity.   

4.2. Distribution of floor space 

 

 

 

 

 

 

 

 

 

 

4.2.1. Based on analysis of data from the VOA 2010 rating list (see Fig. 10), we have calculated 

there are approximately 3,339 office and light industrial occupiers within the Borough. 

This can be broken down and classified even further by the occupiers floor space and  

geographic submarkets as previously identified, with the 3 Employment Zones being 

included in the respective submarket. 

 

 

 

 

Sub Market 
Cumulative 
Size  

% of total 
stock  

North Kensington  148,400 sq m 19.6% 

 > Kensal Rd EZ 31,500 sq m 4.2% 

 > Latimer Rd/Freston Rd EZ 61,200 sq m 8.1% 

 > Rest of North Kensington  55,700 sq m 7.3% 

Chelsea 179,900 sq m 23.7% 

 > Lots Rd EZ 20,300 sq m 2.7% 

 > Rest of Chelsea 159,600 sq m 21.0% 

Notting Hill 83,200 sq m 11.0% 

Kensington 205,600 sq m 27.1% 

Knightsbridge 64,400 sq m 8.5% 

South Kensington 64,800 sq m 8.5% 

Earls Court 12,300 sq m 1.6% 

 Total 758,800 sq m 100.00% 

27% 

21% 

11% 

8% 

9% 
8% 7% 

4% 3% 

2% 

Fig. 11: Breakdown  of Commercial Property stock within RBKC 

Kensington Chelsea

Notting Hill South Kensington

Knightsbridge Latimer Rd/Freston Rd EZ

North Kensington Kensal Rd EZ

Lots Rd EZ Earls Court

Fig. 10: Distribution of floor space 

 

Source: VOA 2010 Rating List 
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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 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. 

 

Fig. 12: Number of occupiers in RBKC  

Submarket No. occupiers % of total 
occupiers 

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 

Source: VOA 2010 Rating List 
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5. Typology 

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 from the 2010 rating list. This data has been classified to 

refine the properties by the following parameters: 

 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 rateable hereditaments. 

5.1.2. Due to the volume of commercial property within the Borough, all commercial buildings 

less than 300 sq m (cumulatively 108,900 sq m) have only been classified by size and 

location (see Fig. 13). Properties above this size has been further classified using the 

Typology Matrix (Appendix E) summarised in the table below (see Fig. 15) which gives a 

greater analysis of this stock. The latter represents 651,000 sq m (86%) of the total stock 

in the Borough. Based on information obtained from the VOA’s 2010 Ratings List, there 

are approximately 970 offices and light-industrial properties within the Borough below 

the size of 300 sq m.  
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Fig. 13: Number of properties below 300 sq m 

Kensington Chelsea Lots Road EZ North Kensington
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Source: VOA 2010 Rating List 
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5.1.3. During the classification process, it was discovered that some of the properties featured 

on the 2010 rating list were no longer in commercial use or existed as they had been or 

were in the process of being converted or redeveloped to residential use, notable 

examples are Charles House, 375 Kensington High Street and 205 Holland Park Avenue. 

 Submarkets Cumulative Size (sq m) % of stock under 300 sq m 

 Kensington 18,300 sq m 16.8% 

 North Kensington 14,100 sq m 17.5% 

 Kensal Road EZ 3,300 sq m 3.0% 

 Freston Road/Latimer Road  EZ 5,000 sq m 4.6% 

 Notting Hill 19,100 sq m 17.5% 

 Chelsea 19,100 sq m 17.5% 

 Lots Road EZ 500 sq m 0.4% 

 South Kensington 14,100 sq m 13.0% 

 Knightsbridge 11,600 sq m 10.7% 

 Earls Court 3,800 sq m 3.5% 

 Total 108,900 sq m 100.0% 

Typology – Properties over 300 sq m 
No. 

properties 

Cumulative Size 

(sq m) 

% of total 

size 

Former commercial space (see section 5.1.3) 5 39,153  6.0% 

Mixed Use - Retail & Offices 69 70,262  10.8% 

Mixed Use - Residential & Offices 19 16,805  2.6% 

Purpose Built (over 3,000 sq m)  - before 1945 7 37,245  5.7% 

Purpose Built (over 3,000 sq m)  - 1945 - 1980 14 46,483  7.1% 

Purpose Built (over 3,000 sq m) - 1980 - 2000 13 56,648  8.7% 

Purpose Built (over 3,000 sq m)  - after 2000 5 49,864  7.7% 

Purpose Built (under 3,000 sq m) - before 1945 12 12,119  1.9% 

Purpose Built (under 3,000 sq m) - 1945 - 1980 37 48,372  7.4% 

Purpose Built (under 3,000 sq m) - 1980 - 2000 34 28,471  4.4% 

Purpose Built (under 3,000 sq m) - 2000 8 10,168  1.6% 

Converted - Warehouse/Industrial building 41 81,577  12.5% 

Converted - Mews/Stables 18 10,891  1.7% 

Converted - Residential 49 41,572  6.4% 

Converted - Religious/Institution/School 35 35,592  5.5% 

Converted - Retail/Public House building 10 5,712  0.9% 

Serviced offices/Multi-let business hubs - purpose built  0 -    0.0% 

Serviced offices/Multi-let business hubs - converted 8 18,407  2.8% 

B1(c) and light industrial 31 41,442  6.4% 

Total 415 651,000  100% 

Fig. 14: Cumulative size of properties under 300 sq m in RBKC 

Source: VOA 2010 Rating List 

 
Fig. 15: Classification of commercial property over 300 sq m using the Typology Matrix 

Source: VOA 2010 Rating List 
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5.1.4. The Typology Matrix (Appendix E) identifies 6 key categories of commercial properties. 

These categories are as follows: 

5.1.5. Mixed-Use. These properties tend to be formed from 

terraced-buildings where there is retail on the ground floor 

and offices on the upper floors. The retail premises often 

accounting for a small proportion of the overall property. A 

good example of this type of property is the high street 

shop with offices above and may be found in 

Knightsbridge, Kings Road and Portobello Road. In 

southern parts of the Borough where the retail premises are more valuable than the 

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. 

5.1.6. 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.  

5.1.7. Properties falling in the mixed-use category account for 13.4% of total stock over 300 sq 

m but interestingly this category makes up 21.2% of the number of properties, illustrating 

that these occupiers are small businesses.   

5.1.8. 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 is also 

given to the efficiency of both the floorplates and the 

energy performance of the building, where it may often be 

difficult or financially unviable to retrospectively improve 

these in converted buildings. 

5.1.9. Purpose built commercial properties account for almost half of the commercial stock over 

300 sq m (44.5% of total size). 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 (Appendix F) 

5.1.10. From our research, we estimate that over one fifth (22.2%) of the Borough’s purpose-

built stock (over 300 sq m) was built before 1980. 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 already been substantially refurbished. 
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5.1.11. In addition, 22.3% of the office stock is estimated to have been built after 1980. Of this 

stock only 9.3% was built post 2000. These figures show a significant decline in the level 

of new build offices from post 1950s to date.  

5.1.12. Converted Buildings. This typology has the widest range of 

properties ranging from converted light industrial buildings 

mews, retail premises, former residential properties and all 

other properties that served an alternative use. With respect 

to properties over 300 sq m, this typology accounts for 

26.9% (175,300 sq m) of total stock but has the second 

highest number of properties in the classification. The most 

common type are former light industrial/warehouse 

properties (81,500 sq m) where there the largest proportion 

being in North Kensington.  

5.1.13. 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 as the research for this report has been limited 

to classification of the larger sized properties. 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 fabric of commercial stock within 

the Borough and statistically represent 14.3% of total stock. 

5.1.14. 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 EZ). 

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

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. 
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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. 

5.1.18. 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 core office hubs alongside larger office occupiers and 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.  

5.1.19. 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 centres in the northern area of the 

Borough. 

5.1.20. 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. 

5.1.21. 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. 

5.1.22. 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.  
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5.1.23. Below is a selection of serviced offices and business centres located across the Borough: 

Building Name Address Building Size 

Pall Mall Deposit Barlby Road, W10 4,830 sq m 

Pavilion Kensington High Street, W8 3,130 sq m 

MWB Exchange Basil Street, SW3 3,065 sq m 

Canalot Studios 222 Kensal Road W10 2,580 sq m 

Worlds End Studio Lots Road, SW10 2,090 sq m 

Glen House Old Brompton Road, SW7 2,020 sq m 

12 Hans Road Hans Road, SW3 1,090 sq m 

Argyll Business Centre Pont Street, SW1X 1,020 sq m 

Vicarage House Kensington Church Street, W8    930 sq m 
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6. Viability Assessment 

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 out-dated 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. 

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 deliverable5. 

 

                                                           
5
 National Planning Policy Framework 2012, para. 173. 
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6.2. Considerations for new development and conversion of existing buildings  

6.2.1. What makes office and other business uses successful 

6.2.2. 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 to the wider market, thereby reducing voids. 

6.2.4. Features that make a business premises successful for occupiers are generally based 

upon location and building related features 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. Standards for new offices, light industrial and hybrid uses. 

6.2.6. 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 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. 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 have continued to fall in recent years, demand for this type of property has 
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remained fairly consistent across the Borough, especially from smaller service led 

businesses. 

6.3. Methodology for Viability Assessment 

6.3.1. The RICS guidance note, Financial Viability in Planning6, 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. 

6.3.5. 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 more appropriate, such as when 

assessing continuing existing uses in terms of obsolescence and depreciation. Here an 

investment appraisal may be more appropriate.  

6.3.6. 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. 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 

                                                           
6
 Financial Viability in Planning, 1

st
 Edition 
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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, the 

following assumptions have been used in the calculations. 
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6.3.15. 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.  

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 

refered to as an “all risks yield” which factors in for 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 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 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. 

These have been based on comparative figures 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. 
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6.3.21. Refurbishment costs  

These figures have been obtained from actual recent refurbishments on 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. 

2 Bridge Avenue, W6  
1980s 1,500 sq m full refurb, new M&E, reception. 2013 £85 per sq ft / £915 per sq m 
 
1 King Street, W6   
1970s 1,400 sq m full refurb, inc a/c, raised floor. 2013 £75 per sq ft / £807 per sq m 

 
239 Kensington High Street, W8      
2,800 sq m Full Cat A works excl a/c works. 2013/4 £67 per sq ft / £720 per sq m 
 
81 Kings Road, SW3 
1,495 sq m Full office refurb inc M&E 2014 £64 per sq ft / £690 per sq m 
  
2 Allen Street, W8 
465 sq m Basic refurb, new a/c units, susp ceiling  £38 per sq ft / £410 per sq m 
Contractor costings for work in 2014 

 
 
6.4. Viability Overview  

6.4.1. 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. 
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  Property Description Sub-Market Size (sq m) Analysis 1 Analysis 2 

1 Purpose built office (under 3,000 sq m) North Kensington  2,230  increase 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 

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 Viable Viable N/A Viable Viable Viable 
Notting Hill Marginal Marginal Viable Viable N/A N/A 
Kensington Viable Marginal Marginal Viable N/A Marginal 
Earl’s Court Viable N/A Viable Viable N/A N/A 
South Kensington Viable Viable Viable Viable N/A Viable 
Knightsbridge Viable Marginal Viable Viable N/A Viable 
Chelsea Viable Viable Viable Viable Marginal N/A 
Latimer EZ N/A Viable Viable Viable Viable N/A 
Lots Road EZ N/A N/A N/A Viable N/A Viable 
Kensal EZ Viable Viable N/A Viable N/A N/A 

Fig. 16: Viability Analysis of varying commercial premises across RBKC 

Fig. 17: Results of Viability Analysis Two 
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6.5. Viability Summary 

6.5.1. 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. 

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. 

6.6. Mixed-Use Development 

6.6.1. Almost all existing mixed-use buildings are in this use by virtue of some historical or 

practical reason and possible previous planning requirements. Where an opportunity to 

extend existing commercial premises has been available, the property owner will look to 

the highest value use. In most cases and for many decades, residential property has 

invariably been worth more than commercial uses across the Borough. 

6.6.2. If the viability of refurbishing an existing office building to maintain tenant demand and 

lettability is in question, the potential may exist to encourage the redevelopment and 

improvement of existing office stock by considering mixed-use development where there 

is the opportunity to retain the same floor area of commercial space whilst extending the 

building to allow higher value residential use an also improving the quality of the 

commercial element. 

6.6.3. Some questions have been raised as to the effectiveness of mixed-use developments and 

whether these schemes end up ultimately compromising both elements.  

6.6.4. In most developments and conversions the commercial office element is reallocated to 

the ground and basement levels. Whilst this may replace previous commercial floor areas 

like for like, the resulting office accommodation is often compromised in quality of space 

and poor natural light. Inevitably the financial incentives of providing the higher value 

residential accommodation on the preferred upper floors, with better natural light, have 

dictated this design.  
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6.6.5. In theory, well-designed mixed-use developments should be able to meet commercial 

office tenant demand and provide a valuable source of new build office stock where it is 

not viable to refurbish or redevelop the offices without some form of enabling 

development.  

6.6.6. In many mixed-use schemes across London the residential element represents the larger 

percentage of floor space and an even larger percentage of the value of the total scheme. 

As a result, the commercial element is often given low importance and is only provided to 

meet the minimum required by planning conditions. The completed space is often 

offered to market in shell condition to further reduce the development costs and little 

regard is given to the design and specification of this element. 

6.6.7. In many cases, commercial accommodation has been provided on lower 

ground/basement or ground floors where there can be restrictions on access, natural 

light and flexibility of floorplates. This all results in the space being more difficult to 

occupy and often being left vacant longer than necessary. 

6.6.8. Developers should be encouraged to provide better quality mixed-use accommodation as 

a whole, with more emphasis on the overall mix as opposed to the largest proportion.  

6.6.9. Minimum quality requirements in terms of natural light, ceiling heights and restrictions 

on the amount of basement accommodation within a development may be the only way 

to encourage developers to improve the quality of the office content in mixed-use 

developments. 

6.7. Basement Offices 

6.7.1. Basement offices are significantly harder to let and have a lower value compared to 

ground and upper floors. Many occupiers will decline to consider offices on basement 

level and to a lesser extent, ground floor offices too, even if they are well specified.  

6.7.2. In larger self contained buildings or where occupiers have multiple floors in a building, 

basement accommodation can offer a cost effective solution for the location of archiving, 

IT and server rooms, meeting or presentation rooms that do not require natural light. 

6.7.3. Developers and landlords will seek to let a basement with one of the upper floors or the 

whole building for the reason stated in the previous paragraph as letting a basement in 

isolation will lead to considerably extended void periods and lower rental values. 

6.7.4. Rental values are significantly less for basement space. As a general guide values are 40%-

60% lower than upper floors. This can vary significantly on the quality and specification of 

the basement space and most critically, the level of natural light. 

6.7.5. Basement offices can be significantly improved by the provision of windows on to light 

well areas or around the perimeter of a building adjacent to pavement light recesses.  
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6.7.6. The re-provisioning of existing offices to basement offices in new or mixed-use 

developments will reduce the quality of the office stock in the Borough and subsequently 

result in a decline in take-up levels within the Borough. In the long-term, this will have a 

negative impact on tenant demand due the quality of stock associated with the Borough. 

6.7.7. The replacement of existing office space with lower value basement offices will also have 

an impact on commercial rating revenues as a result of the reduced the Rateable Values 

which are based on rent values. A further rating revenue loss may also arise from higher 

than average vacancy periods without occupiers. 
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7. Conclusion 

 

7.1.1. 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 

development, to balance developer’s desire for higher value residential with realistic and 

deliverable policies.  
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8. Appendices  

Appendix A. Vacant Commercial Properties Maps 

Appendix B. Agency Questionnaire 

Appendix C. Distribution of Commercial Properties Maps 

Appendix D. Employment Zone Maps 

Appendix E. Typology Matrix 

Appendix F. Typology Analysis: Properties over 300 sq m. 

Appendix G. Typology Analysis: by Submarket (including Employment Zone) 
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Appendix B: Agency Questionnaire 
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Appendix C: Distribution of Commercial Properties Maps 
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Appendix D: Employment Zone Maps 
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1. MIXED USE 

1. Retail and offices  

2. Residential and offices 

2. PURPOSE BUILT SELF-CONTAINED OFFICE BUILDINGS OVER 30,000 SQ FT 

1. Constructed before 1945 

2. Constructed between 1945 & 1980  

3. Constructed between 1980 & 2000 

4. Constructed after 2000 

 

3. PURPOSE BUILT SELF-CONTAINED OFFICE BUILDINGS UNDER 30,000 

3. Constructed before 1945 

4. Constructed between 1945 & 1980  

5. Constructed between 1980 & 2000 

6. Constructed after 2000 

  

4. CONVERTED OFFICE BUILDINGS 

1. Converted from Warehouses/industrial  

2. Mews/Stables 

3. Former Residential 

4. Former Religious/institutional/school buildings  

5. Former Retail/pub buildings in areas with low foot fall.  

5. SERVICED OFFICE BUILDINGS / MULTI-LET BUSINESS CENTRES ON SHORT  TERM LEASES. 

1. Purpose built office building  

2. Converted office building 

6. WAREHOUSING AND LIGHT-INDUSTRIAL 

 

 

Appendix E: Typology Matrix 
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Description No. properties Cumulative 
(sq m) 

% size 

Former Commercial Space 5 39,153 6.0% 

Mixed Use - Retail & Offices 69 70,262 10.8% 

Mixed Use - Residential & Offices 19 16,805 2.6% 

Purpose Built (over 3,000 sq m) - before 1945 7 37,245 5.7% 

Purpose Built (over 3,000 sq m) - 1945 - 1980 14 46,483 7.1% 

Purpose Built (over 3,000 sq m) - 1980 - 2000 13 56,648 8.7% 

Purpose Built (over 3,000 sq m) - after 2000 5 49,864 7.7% 

Purpose Built (under 3,000 sq m) - before 1945 12 12,119 1.9% 

Purpose Built (under 3,000 sq m) - 1945 - 1980 37 48,372 7.4% 

Purpose Built (under 3,000 sq m) - 1980 - 2000 34 28,471 4.4% 

Purpose Built (under 3,000 sq m) - after 2000 8 10,168 1.6% 

Converted - Warehouse/Industrial building 41 81,577 12.5% 

Converted - Mews/Stables 18 10,891 1.7% 

Converted - Residential 49 41,572 6.4% 

Converted - Religious/Institution/School 35 35,592 5.5% 

Converted - Retail/Public House building 10 5,712 0.9% 

Serviced offices/Multi-let business hubs 0 - 0.0% 

Serviced offices/Multi-let business hubs 8 18,407 2.8% 

B1(c) and light industrial 31 41,442 6.4% 

Total 415 650,784 100% 

 

 

Appendix F: Typology Analysis: Commercial properties over 300 sq m 
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Kensal Road Employment Zone       

Description 
No. 

properties 
Cumulative Size 

(sq m) 
% size 

Former Commercial Space 0 0 0.0% 

Mixed Use - Retail & Offices 4 6,438 22.8% 

Mixed Use - Residential & Offices 0 0 0.0% 

Purpose Built (over 3,000 sq m) - before 1945 0 0 0.0% 

Purpose Built (over 3,000 sq m) - 1945 - 1980 6 4,708 16.7% 

Purpose Built (over 3,000 sq m) - 1980 - 2000 0 0 0.0% 

Purpose Built (over 3,000 sq m) - after 2000 1 2,354 8.3% 

Purpose Built (under 3,000 sq m) - before 1945 0 0 0.0% 

Purpose Built (under 3,000 sq m) - 1945 - 1980 0 0 0.0% 

Purpose Built (under 3,000 sq m) - 1980 - 2000 1 557 2.0% 

Purpose Built (under 3,000 sq m) - after 2000 0 0 0.0% 

Converted - Warehouse/Industrial building 2 4,168 14.8% 

Converted - Mews/Stables 0 0 0.0% 

Converted - Residential 0 0 0.0% 

Converted - Religious/Institution/School 0 0 0.0% 

Converted - Retail/Public House building 0 0 0.0% 

Serviced offices/Multi-let business hubs 0 0 0.0% 

Serviced offices/Multi-let business hubs 5 10,022 35.5% 

B1(c) and light industrial 0 0 0.0% 

Total 19 28,246 100.0% 

        
Freston Road/Latimer Road Employment Zone       

Description 
No. 

properties 
Cumulative Size 

(sq m) 
% size 

Former Commercial Space 2 2,074 3.7% 

Mixed Use - Retail & Offices 1 800 1.4% 

Mixed Use - Residential & Offices 0 0 0.0% 

Purpose Built (over 3,000 sq m) - before 1945 0 0 0.0% 

Purpose Built (over 3,000 sq m) - 1945 - 1980 0 0 0.0% 

Purpose Built (over 3,000 sq m) - 1980 - 2000 0 0 0.0% 

Purpose Built (over 3,000 sq m) - after 2000 2 21,470 38.2% 

Purpose Built (under 3,000 sq m) - before 1945 0 0 0.0% 

Purpose Built (under 3,000 sq m) - 1945 - 1980 0 0 0.0% 

Purpose Built (under 3,000 sq m) - 1980 - 2000 0 0 0.0% 

Purpose Built (under 3,000 sq m) - after 2000 3 5,951 10.6% 

Converted - Warehouse/Industrial building 8 18,914 33.7% 

Converted - Mews/Stables 0 0 0.0% 

Converted - Residential 0 0 0.0% 

Converted - Religious/Institution/School 1 829 1.5% 

Converted - Retail/Public House building 0 0 0.0% 

Serviced offices/Multi-let business hubs 0 0 0.0% 

Serviced offices/Multi-let business hubs 0 0 0.0% 

B1(c) and light industrial 4 6,140 10.9% 

Total 21 56,178 100.0% 

 

 

Appendix G: Typology Analysis: by Submarket 
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Lots Road Employment Zone       

Description 
No. 

properties 
Cumulative Size 

(sq m) 
% size 

Former Commercial Space 0 0 0.0% 

Mixed Use - Retail & Offices 0 0 0.0% 

Mixed Use - Residential & Offices 0 0 0.0% 

Purpose Built (over 3,000 sq m) - before 1945 0 0 0.0% 

Purpose Built (over 3,000 sq m) - 1945 - 1980 0 0 0.0% 

Purpose Built (over 3,000 sq m) - 1980 - 2000 3 6,074 30.6% 

Purpose Built (over 3,000 sq m) - after 2000 0 0 0.0% 

Purpose Built (under 3,000 sq m) - before 1945 0 0 0.0% 

Purpose Built (under 3,000 sq m) - 1945 - 1980 0 0 0.0% 

Purpose Built (under 3,000 sq m) - 1980 - 2000 0 0 0.0% 

Purpose Built (under 3,000 sq m) - after 2000 1 820 4.1% 

Converted - Warehouse/Industrial building 6 9,970 50.2% 

Converted - Mews/Stables 1 914 4.6% 

Converted - Residential 0 0 0.0% 

Converted - Religious/Institution/School 0 0 0.0% 

Converted - Retail/Public House building 0 0 0.0% 

Serviced offices/Multi-let business hubs 0 0 0.0% 

Serviced offices/Multi-let business hubs 1 2,096 10.5% 

B1(c) and light industrial 0 0 0.0% 

Total 12 19,874 100.0% 

        
North Kensington       

Description 
No. 

properties 
Cumulative Size 

(sq m) 
% size 

Former Commercial Space 0 0 0.0% 

Mixed Use - Retail & Offices 1 969 2.3% 

Mixed Use - Residential & Offices 2 1,837 4.4% 

Purpose Built (over 3,000 sq m) - before 1945 0 0 0.0% 

Purpose Built (over 3,000 sq m) - 1945 - 1980 0 0 0.0% 

Purpose Built (over 3,000 sq m) - 1980 - 2000 0 0 0.0% 

Purpose Built (over 3,000 sq m) - after 2000 0 0 0.0% 

Purpose Built (under 3,000 sq m) - before 1945 0 0 0.0% 

Purpose Built (under 3,000 sq m) - 1945 - 1980 4 8,764 21.1% 

Purpose Built (under 3,000 sq m) - 1980 - 2000 1 357 0.9% 

Purpose Built (under 3,000 sq m) - after 2000 0 0 0.0% 

Converted - Warehouse/Industrial building 9 15,375 37.0% 

Converted - Mews/Stables 0 0 0.0% 

Converted - Residential 0 0 0.0% 

Converted - Religious/Institution/School 3 1,561 3.8% 

Converted - Retail/Public House building 0 0 0.0% 

Serviced offices/Multi-let business hubs 0 0 0.0% 

Serviced offices/Multi-let business hubs 0 0 0.0% 

B1(c) and light industrial 19 12,741 30.6% 

Total 39 41,603 100.0% 
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Notting Hill       

Description 
No. 

properties 
Cumulative Size 

(sq m) 
% size 

Former Commercial Space 2 3,406 5.3% 

Mixed Use - Retail & Offices 4 3,710 5.8% 

Mixed Use - Residential & Offices 0 0 0.0% 

Purpose Built (over 3,000 sq m) - before 1945 1 4,505 7.0% 

Purpose Built (over 3,000 sq m) - 1945 - 1980 0 0 0.0% 

Purpose Built (over 3,000 sq m) - 1980 - 2000 0 0 0.0% 

Purpose Built (over 3,000 sq m) - after 2000 1 20,002 31.0% 

Purpose Built (under 3,000 sq m) - before 1945 0 0 0.0% 

Purpose Built (under 3,000 sq m) - 1945 - 1980 0 0 0.0% 

Purpose Built (under 3,000 sq m) - 1980 - 2000 2 2,117 3.3% 

Purpose Built (under 3,000 sq m) - after 2000 1 1,744 2.7% 

Converted - Warehouse/Industrial building 2 1,812 2.8% 

Converted - Mews/Stables 11 6,890 10.7% 

Converted - Residential 10 7,238 11.2% 

Converted - Religious/Institution/School 3 2,346 3.6% 

Converted - Retail/Public House building 5 2,359 3.7% 

Serviced offices/Multi-let business hubs 0 0 0.0% 

Serviced offices/Multi-let business hubs 1 1,432 2.2% 

B1(c) and light industrial 7 6,862 10.7% 

Total 50 64,423 100.0% 

        
Kensington       

Description 
No. 

properties 
Cumulative Size 

(sq m) 
% size 

Former Commercial Space 1 33,672 18.0% 

Mixed Use - Retail & Offices 11 9,868 5.3% 

Mixed Use - Residential & Offices 6 7,991 4.3% 

Purpose Built (over 3,000 sq m) - before 1945 3 28,380 15.2% 

Purpose Built (over 3,000 sq m) - 1945 - 1980 3 21,554 11.5% 

Purpose Built (over 3,000 sq m) - 1980 - 2000 4 16,038 8.6% 

Purpose Built (over 3,000 sq m) - after 2000 1 6,039 3.2% 

Purpose Built (under 3,000 sq m) - before 1945 3 3,831 2.0% 

Purpose Built (under 3,000 sq m) - 1945 - 1980 11 20,206 10.8% 

Purpose Built (under 3,000 sq m) - 1980 - 2000 5 5,525 3.0% 

Purpose Built (under 3,000 sq m) - after 2000 1 629 0.3% 

Converted - Warehouse/Industrial building 3 2,339 1.2% 

Converted - Mews/Stables 0 0 0.0% 

Converted - Residential 12 7,753 4.1% 

Converted - Religious/Institution/School 9 15,573 8.3% 

Converted - Retail/Public House building 4 3,024 1.6% 

Serviced offices/Multi-let business hubs 0 0 0.0% 

Serviced offices/Multi-let business hubs 1 4,856 2.6% 

B1(c) and light industrial 0 0 0.0% 

Total 78 187,280 100.0% 
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Knightsbridge       

Description 
No. 

properties 
Cumulative Size 

(sq m) 
% size 

Former Commercial Space 0 0 0.0% 

Mixed Use - Retail & Offices 12 14,056 26.4% 

Mixed Use - Residential & Offices 1 315 0.6% 

Purpose Built (over 3,000 sq m) - before 1945 0 0 0.0% 

Purpose Built (over 3,000 sq m) - 1945 - 1980 1 4,654 8.7% 

Purpose Built (over 3,000 sq m) - 1980 - 2000 1 2,634 4.9% 

Purpose Built (over 3,000 sq m) - after 2000 0 0 0.0% 

Purpose Built (under 3,000 sq m) - before 1945 2 992 1.9% 

Purpose Built (under 3,000 sq m) - 1945 - 1980 9 9,380 17.6% 

Purpose Built (under 3,000 sq m) - 1980 - 2000 10 7,957 15.0% 

Purpose Built (under 3,000 sq m) - after 2000 1 594 1.1% 

Converted - Warehouse/Industrial building 2 862 1.6% 

Converted - Mews/Stables 1 406 0.8% 

Converted - Residential 5 7,388 13.9% 

Converted - Religious/Institution/School 8 3,981 7.5% 

Converted - Retail/Public House building 0 0 0.0% 

Serviced offices/Multi-let business hubs 0 0 0.0% 

Serviced offices/Multi-let business hubs 0 0 0.0% 

B1(c) and light industrial 0 0 0.0% 

Total 53 53,219 100.0% 

        
Chelsea       

Description 
No. 

properties 
Cumulative Size 

(sq m) 
% size 

Former Commercial Space 0 0 0.0% 

Mixed Use - Retail & Offices 21 24,154 17.2% 

Mixed Use - Residential & Offices 8 3,885 2.8% 

Purpose Built (over 3,000 sq m) - before 1945 3 4,360 3.1% 

Purpose Built (over 3,000 sq m) - 1945 - 1980 4 15,566 11.1% 

Purpose Built (over 3,000 sq m) - 1980 - 2000 4 28,424 20.2% 

Purpose Built (over 3,000 sq m) - after 2000 0 0 0.0% 

Purpose Built (under 3,000 sq m) - before 1945 3 4,209 3.0% 

Purpose Built (under 3,000 sq m) - 1945 - 1980 12 8,418 6.0% 

Purpose Built (under 3,000 sq m) - 1980 - 2000 11 9,994 7.1% 

Purpose Built (under 3,000 sq m) - after 2000 1 430 0.3% 

Converted - Warehouse/Industrial building 6 25,118 17.8% 

Converted - Mews/Stables 1 318 0.2% 

Converted - Residential 10 8,476 6.0% 

Converted - Religious/Institution/School 2 7,082 5.0% 

Converted - Retail/Public House building 1 329 0.2% 

Serviced offices/Multi-let business hubs 0 0 0.0% 

Serviced offices/Multi-let business hubs 0 0 0.0% 

B1(c) and light industrial 0 0 0.0% 

Total 87 140,761 100.0% 
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South Kensington       

Description 
No. 

properties 
Cumulative Size 

(sq m) 
% size 

Former Commercial Space 0 0 0.0% 

Mixed Use - Retail & Offices 14 9,886 19.5% 

Mixed Use - Residential & Offices 2 2,778 5.5% 

Purpose Built (over 3,000 sq m) - before 1945 0 0 0.0% 

Purpose Built (over 3,000 sq m) - 1945 - 1980 0 0 0.0% 

Purpose Built (over 3,000 sq m) - 1980 - 2000 1 3,479 6.9% 

Purpose Built (over 3,000 sq m) - after 2000 0 0 0.0% 

Purpose Built (under 3,000 sq m) - before 1945 4 3,086 6.1% 

Purpose Built (under 3,000 sq m) - 1945 - 1980 1 1,605 3.2% 

Purpose Built (under 3,000 sq m) - 1980 - 2000 4 1,965 3.9% 

Purpose Built (under 3,000 sq m) - after 2000 0 0 0.0% 

Converted - Warehouse/Industrial building 2 2,558 5.0% 

Converted - Mews/Stables 3 1,265 2.5% 

Converted - Residential 7 5,557 11.0% 

Converted - Religious/Institution/School 7 2,804 5.5% 

Converted - Retail/Public House building 0 0 0.0% 

Serviced offices/Multi-let business hubs 0 0 0.0% 

Serviced offices/Multi-let business hubs 0 0 0.0% 

B1(c) and light industrial 1 15,699 31.0% 

Total 46 50,681 100.0% 

        
Earls Court       

Description 
No. 

properties 
Cumulative Size 

(sq m) 
% size 

Former Commercial Space 0 0 0.0% 

Mixed Use - Retail & Offices 1 381 4.5% 

Mixed Use - Residential & Offices 0 0 0.0% 

Purpose Built (over 3,000 sq m) - before 1945 0 0 0.0% 

Purpose Built (over 3,000 sq m) - 1945 - 1980 0 0 0.0% 

Purpose Built (over 3,000 sq m) - 1980 - 2000 0 0 0.0% 

Purpose Built (over 3,000 sq m) - after 2000 0 0 0.0% 

Purpose Built (under 3,000 sq m) - before 1945 0 0 0.0% 

Purpose Built (under 3,000 sq m) - 1945 - 1980 0 0 0.0% 

Purpose Built (under 3,000 sq m) - 1980 - 2000 0 0 0.0% 

Purpose Built (under 3,000 sq m) - after 2000 0 0 0.0% 

Converted - Warehouse/Industrial building 1 462 5.4% 

Converted - Mews/Stables 1 1,099 12.9% 

Converted - Residential 5 5,160 60.6% 

Converted - Religious/Institution/School 2 1,417 16.6% 

Converted - Retail/Public House building 0 0 0.0% 

Serviced offices/Multi-let business hubs 0 0 0.0% 

Serviced offices/Multi-let business hubs 0 0 0.0% 

B1(c) and light industrial 0 0 0.0% 

Total 10 8,519 100.0% 

 

 


