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City of Westminster Local Shopping Centre Health Check 2007

Background
Purpose of the Study
This study wil/l help inform the Council

process, i ncluding the f or matThelastfalfHealthh e
Check Surveys were carried out in 2002, updating 1997 surveys, and included

0 ¢
Co

detailed analysis of Westminsterds 39 Loca

Planning Policy Statement (PPS) 6: Planning for Town Centres, states that Local
Authorities should measure the vitality, viability and health of their town centres,
recording how this changes over time.

The London Pl an (2004) aims to enhance
enhancing access to goods and services, and to strengthen the wider role of town
centres in London.

Based on the advice in PPS 6 and the London Plan, shopping centres in
Westminster have been designated on the basis of their size, catchment, character
and function.

Local centres are small shopping centres, usually with convenience goods shops,
local service uses, restaurants and pubs, mainly providing facilities for people living
or working nearby, which the City Council wishes to safeguard in accordance with
national guidance.

L

West minsterds UDP pol i cy deSighdted daca Shoppihgo pr o

Centres for the service they provide to residents, visitors and workers, and because
they reduce the need to travel.

Planning Policy Statement 6: Planning for Town Centres, DCLG (2005)
London Plan, GLA (2004)
Westminster City Council Unitary Development Plan (2007)

Health Checks in Westminster

The City of Westminster is divided into two zones in terms of retail policy, the
Central Activities Zone (CAZ) and CAZ Frontages; and areas outside the CAZ. The
CAZ contains the two international shopping centres in London, the West End and
Knightsbridge, as well as numerous small parades and individual shops. Outside
the CAZ there are 7 District Centres and 39 Local Centres designated in the UDP.

In 2007, the District and Local Centres health check reports were all updated, as
were 17 shopping areas inside the CAZ.

Methodology

The Council has considered the indicators of vitality and viability recommended in
PPS6. It is evident that a large number of shopping areas in Westminster do not
function as town centres in the way suggested by PPS6. For example, accessibility
by public transport is considered to be excellent for all the larger shopping areas,
and Local Centres are accessible for people to walk to. Few customers need to
drive to centres in Westminster, and the availability of car parking is not always
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important. The night-time activity in many areas in Westminster is also much

greater than an average shopping centre. The indicators recommended in PPS6

have therefore been adapted for the Westminster situation. The information

coll ated and analysed in Westminsteroés Lo
described below;

Land Use

(1) Diversity of town centre uses
The amount of space used for different functions such as shopping, leisure, cultural
and entertainment activities, pubs, cafes, and restaurants. This section considers
the range of Al uses, and compares the current diversity of land uses to previous
Local Centre Health Check Surveys dated 1997 and 2002. It also includes the
proportion of vacant street level property.

Accessibility

(2) Pedestrian flows (footfall): measure the vitality of the Local Centres, and were
conducted on comparable days of the week. Each Local Centre is compared to the
average for all of the Local Centres combined;

(3)  Accessibility: The whole of Westminster has a Public Transport Accessibility Level
(PTAL) score of 6, the highest level achievable. This study therefore concentrates
on ease and convenience of access;

Environment

(4) State of the town centre environmental quality assessment: includes a
subjective assessment of problems such as security, air pollution, noise, clutter,
litter and graffiti, as well as positive factors such as trees, landscaping and open
spaces. Each centre is assessed as per the Attractions table 5, and the Daytime
Amenity table 6 in the 2002 Health Check Survey. A comparison is made between
the 1997 and 2007 surveys.

(5) Daytime amenity: comprises qualitative measurement of the amenity within the
local centre, assessing its cleanliness, security, and identity.

(6) Relative performance of the centre: measures the performance of the centre
compared to the Westminster Local Centre average in terms of land use,
attractiveness, and daytime amenity. Graphs compare the performance of centres
relative to one another, and consider t h e centreds strengt h:
opportunities and threats, which are highlighted in a SWOT analysis diagram.

(7) The potential capacity for growth or change of centres in the network:
opportunities for centres to expand or consolidate, typically measured in the
amount of land available for new or more intensive forms of town centre
development. Based on levels of demand, assessments are made to ascertain
how much capacity each Local Centre has to accommodate retail growth, looking
at retail related planning applications and appeal decisions in and around the Local
Centres. Consideration is given to whether the current Local Centre boundaries
and Core and Secondary Frontage designations are still valid. Consideration is
al so be given to whet her 7ishstdl valldauemable thé s UD
Council to enhance the vitality and viability of the Local Centres;
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(8) Summary of health check:
Contains a comparison of the relative performance of each centre, and summary of
land use assessment as per the 2002 Health Check reports. General comments
and analysis of each centre are included, along with any problems/issues; with
reference to night-time activity, comparison with other centres inside Westminster
and London-wide i looking at competition from nearby shopping centres, including
those outside the borough. A classificat
plus whether things have improved, deteriorated, or remained the same since 2002
(see 2002 Health Checks, Tables 6 and 7) is also included. Where a Local Centre
is considered to be fAin declineo or Aneut
improve the vitality and viability of the Centre.
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Local Centre 32: Harrow Road (East)

1. Introduction

1.1 Location
Harrow Road (east) is a medium sized local centre serving residents in the north
west area of the City. The designated shopping area covers roughly 200 meters,
and is in close proximity to Paddington Community Hospital and the A40 (M)
Westway. The catchment area of the centre is limited by the proximity of the
Westway and by other centres, for example the larger Harrow Road district centre
to the west, and the small Harrow Road/Bourne Terrace local centre to the east.

Figure 1: Local Centre Boundary 2007

City of Westminster Unitary Development Plan, adopted January 2007

Local Centre 32: Harrow Road (East), W9 7.11.32

Not to scale
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2 Land Use

2.1 Range of Uses

This centre comprises a range of shopping and other town centre uses. The

diversity of uses represented in the centre is summarised in Table 1 below.

Table 1: Range of Town Centre Uses (1997-2007)

Use Class Number Number Number
of Units of Units of Units
1997 2002 2007
Class Al 24 19 22
Retail
Department/principle stores 0 0 0
International retailers 0 0 0
National retailers 0 0 0
Specialist Independent 1 2 5
Independent 14 10 10
Convenience 9 7 7
Class A2 6 5 5
Class A3 11 9 10
Restaurant/Café N/A 3 4
Class A4 Pubs/Bars N/A 1 1
Class A5 Takeaway N/A 5 5
Takeaway/Restaurant N/A 0 0
Sui Generis 3 1 1
Vacant Units 10 7 3
Arts/Culture 0 0 0
Health uses 0 0 0
Hotels 0 0 0
TOTAL 54 41 41

Source: Land Use Survey July 2007

In total there are 41 units, the same number as recorded during the previous survey in
2002.

The number of Al retail uses in Harrow Road (east) has increased by three units since
2002, which has entailed an increase in three specialist independent retailers. The
number of Class A2 uses has stayed the same and the number of Restaurant/Café/Bar
uses has increased by one unit, which has entailed an increase of one A3 restaurant/cafe.
Overall, these changes in A class uses can be partly accounted for by a drop in the
number of vacant units in the centre between 2002 and 2007, as units have become
occupied once again.

In terms of non A-class uses, the centre does not contain any hotels, arts or health uses.
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Harrow Road (east)

. 0 @ 1997
2 4 m 2002
3 6 02007
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Range of Al Uses

Harrow Road (east) has no department stores, international or national retailers.
The centre has 22 Class Al retail units including 7 convenience stores, 5 specialist
retailers and 10 independent retailers. The specialist retailers include a tiling shop
and a mobile phone retailer. The independent stores include several hairdressers
and dry cleaners. The high proportion of comparison shops and no multiple
retailers suggests that Harrow Road (east) serves local residents with a mix of
convenience and comparison shopping facilities

Total Retail Floor space

Total retail floor space in Harrow Road (east) is broken down in Table 1. In total,
Harrow Road (esat) has 4,034 sgm of retail floor space, which is above the average
of 2,965 sgm for the 39 Local Centres in the City. The centre has comparable
proportions of A1 convenience, Al independent, Al specialist, A2 and A5 Take-
Away floor space, showing that the floor space is spread between uses and not
concentrated in one class. The centre also has 1 A4 pub and 5 A5 takeaways.
With floor space figures higher than the Local Centre average. Conversely the
centre has a lower than average proportion of A1 comparison floor space, 34%
compared to the overall average of 41%.

Harrow Road East: Retail Floor Space 2007

@ Al Conv

H Al Comp
OA2

O A3 Rest/Café
O A4 Pub/Bar

H A5 Take away
B SG

O Vacant

Page 8



City of Westminster Local Shopping Centre Health Check 2007

Table 2: Total Retail Floor space 2007

2.4

Floor | % Floor All local centres

Use Class Space Space | average floor space %
Al Conv 656 16.3 16.1
Al Comp 1363 33.8 40.5
A2 525 13.0 10.6
A3 Rest/Café 355 8.8 13.3
A4 Pub/Bar 199 4.9 5.6
A5 Take away 504 125 29
SG 75 1.9 3.2
Vacant 357 8.8 7.7
Total 4043 100 100

Source: City of Westminster GIS System and site survey July 2007

Harrow Road (east) is a Local Centre with a selection of local services and food
shops. There are no banks or building societies, and most of the Class A2 uses
are estate agents or betting shops. The Local Centre does not provides a good,
balanced range of shops and services compared to other local centres.

Proportion of Vacant Street Level Property

The unit vacancy rate in Harrow Road (east) is lower than the average rate for
Local Centres in the City, as shown in Table 3. The vacancy rate has decreased
significantly since 2002 when seven units were vacant, to the current level of three
vacant units, which is below the local centre average of 9%. The three vacant units
are located around the Maryland Road part of the local centre, and are all located
at ground floor level. The national average vacancy rate for shopping centres is
over 10%.

Table 3. Level of Vacant Street Level Property 2007

% Vacant % Vacant % Vacant % Local Centre
Units Units Units Average
1997 2002 2007 2007
Harrow Road 18.5% 17.1% 7.1% 9%
(east) (10 units) (7 units) (3 units) (3 units)

Source: City of Westminster GIS System and site survey July 2007

3.

3.1

3.2

Accessibility

Pedestrian Flows (footfall)

The centre was found to be average in terms of pedestrian vibrancy when the
Health Check Survey was carried out on a weekday afternoon in July 2007.

Accessibility on foot and by public transport

Harrow Road (east) is not in the direct vicinity of any London Underground Stations.
The closest stations are over ten minutes walk from the centre, for example
Warwick Avenue to the east and Westbourne Park and Royal Oak to the south on
the other side of the Westway to the shopping centre. However the centre is more
accessible by bus, as several routes run along Harrow Road, including routes 18
and 36, and other routes that serve nearby Shirland Road to the north east of the
centre. Harrow Road (A404) itself is also a main traffic route through the north west
of London, linking up with the A40 (M) Westway.
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Centreds

At tr ac t/Atracsonsa n d

The attitudinal assessment of the attractions and amenity of the centre is
summarised in Table 5 b e |
meaning that the centre has a limited range of attractions. This is lower than the
Local Centre average of 28.5%, and ranks Harrow Road (east) =27" out of the 39

Local Centres in the City. T h e

ow.

The

centreds

centreods

ma i

n

o Vv &9r2% |

strength i

while the weaknesses mainly concern other services, such as arts and culture and

community services.

Table 4: Attractions within the Local Centre 2007

ATTRACTIONS

2002

2007

Good=2

Average
=1

Poor=0

Good=2

Average
=1

Poor=0

Retail Provision

Prominence of multiple
retailers

Prominence of
independent shops

Availability of food
shopping

Prominence of specialist
shops

Quality of market
(frequency, variety etc)

Quality of retail
environment

Art/Culture

Quality of restaurants
(availability, number etc)

Quality of pub/club/bars

Range of cultural/
community events
(theatre, concerts)

Availability of sports and
leisure facilities

Service Provision

Local services
(information, library etc)

Employment/ office
space

Bank/ building society
provision

Total

5/26

5/26

Percentage

19.2%

19.2%

Rank

=23rd

=27th

Source: City of Westminster site survey July 2007
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4.2  Daytime Amenity

Harrow Road (east) is a relatively unattractive Local Centre with a day time amenity
rating of 47.8% compared with the average for all Local Centres of 63.7%, and is
ranked 33rd out of the 39 Local Centres in the City. The main strengths of the
centre is security, where five of the twelve categories are rated as being good,
including evidence of drunkenness, rough sleepers, beggars, touting and illegal
street trading. Conversely the centre is rated as being poor in terms of the
presence of refuse on the street, special street features, and in all three of the town
centre identity categories including the
remaining categories are all rated as being average, including five of the eight
general cleanliness categories seven of the twelve security categories.

Table 5. Day Time Amenity within the Local Centre 2007
AMEMNITY — DAYTIME 1997 2002 2007
Good=2 | Avera |Poor=0] Good=2 | &vera |Poor=0] Good=2 | Avera |Poor=0

F.';n.asence of litter = BLLA, " #

Prezence of refuze bags onthe street [u] s, 4 x
Evidence of street fouling P, " 4
Presence of glassiglaszsesiother debriz incl. LD, o ®

Food and food cortainersiwrapping

Condition W it e

Cuality of buildings # * A

Special features (pedestrianisation, " 4 i
Street furniture, etc)

Impact of vacant sites " hd 4

I'E.\:'ldence of YWandalizm and Graffiti

PAA ® *
(incl. on street furniture)
Security during shapping hours k4 Y Y
(arailshilty, accesz, security ete)
Eaze of paszage far pedestrians (incl. presence TS Y Y
Of obhstacles eg illegally parked vehicles)
Evidence of drunkennesz, anti-zocial T W W
Behaviour, rovediness
Presence of rough sleepers [, W W
Presence of beggars [ A, W W
Presence of street drinkers [, w w
Evidence of tauting (e.q. mini cabs, ricksaws, [ErLS Y Y
Prostitution, drug dealing etc
Presence of llegal street traders A, k4 k4
e g counterfeit goods, hot dogs, peanuts etc.
Effectivenssz of any deterrert measures W Y
(CCTY, palice patrals, doar security etc)
Cuality of street lighting Y Y Y

Safety perception in shopping hours
e
I-;é'atures which idertity the centre
(eq flagship stores, buildings etc)

Promotions Strest events k4 k4 w

‘Feel good' factar of towwn certre

Percentage

Rank 2dth
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5. Performance of the Centre

51 Relative Performance of the Local Centre 2007

Figure 5: Deviation of centre from the mean for Local Centres 2007

Harrow Road (East): Deviations from overall local
centre means
80.0% A3/A4/AS5 floor
’ space
60.0% AT Conv Tioor
40.0% Retalil floor space Space
’ A1 Comp floor
20.0% space
Local Centre__}];, 0.0%
Average ’
-20.0%
40.0% - - Daytime Amenit
-40.0% Attractiveness

Baker Street/Melcombe Street is a reasonably large Local Centre that has a higher
than average amount of retail floor space when compared to the overall average for
the 39 local centres. This is also true for A1 convenience and comparison floor
space figures, and for food and drink floor space figures (A3/A4/A5), all of which
compare favourably to the local centre average. In terms of the rating of the
physical environment, the attractiveness rating and daytime amenity rating are both
well below the local centre average, illustrating the limited range of attractions and
the poor quality of the physical environment in the centre.
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5.2  Strengths, Weaknesses, Opportunities and Threats
SWOT analysis
Strengths Weaknesses
Al provision Accessibility
Food and drink provision Environmental Quality

Daytime Amenity

Opportunities Threats
Decreased vacancy rate Proximity to large district
centre
6. Future capacity

6.1 Potential Capacity for Growth

Between 2002 and 2007, there were three permitted planning applications in the
local centre involving A-class uses. The first involves the use of a vacant class Al
retail unit as an internet café (class Al), whilst the second is a change of use from
the existing Al class retail use to a community centre. The final application was for
an extension and the refurbishment of an existing A3 class restaurant.

There was also a refused planning application in the centre, which was proposing
to change an existing Al class retail use to a community prayer facility.

Additional growth could be accommodated in any vacant retail units.
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7. Health of the Centre

Table 6: Summary of Health Check Assessment 2007

Subject Subject Matter Datal] Number SqM

RETAILING Floor space Total Floor space 4,034

Total Convenience (Al) 656

Total Comparison (Al) 1363

Total Service (A2) 525

Total A3 355

Total A4 199

Total A5 504

Total Sui Generis 75

Total Vacant 357

Retail Offer Total Number of Shop Units 41

Total Number of A1 Units 22

a) Convenience shops 7

b) Department/principal 0
stores

c) Prestige international 0
shops

d) National comparison 0
retailers

e) Specialist Independent 5
shops

(@)

f) Independent shops 1

Total Comparison Multiples 1

Total Number of A2 Units

Total Number of A3 Units

Total Number of A4 Units

Total Number of A5 Units

Total Number of Sui Generis

WL [O[Pr|R~OIOT

Total Number of Vacant

o

Market Days of operation

=)

Number of stalls

Proposals Changes of use A1to A2

Changes of use A1to A3

Changes of use Al1to A4

Changes of use A1 to A5

o|0|0|0|Oo

ARTS/CULTURE (cinemas, galleries, theatres
etc.)

HEALTH USES (clinics, surgeries etc.)

=)

HOTELS

=)

In terms of its vitality and viability, and general economic health this centre is considered
tobebneutral 0.
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Appendices

Views of Local Centre 32: Harrow Road (east)
Land Use Table (Westminster land use survey 2007)

Land Use Map (GOAD 2007 retail data, Westminster land use survey 2007)

Location Map of all local centres

Glossary of Terms (from previous reports)
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Views of Harrow Road (east) local centre

The east- end of the local centre,
with various shop frontages and
refuse on the pavement at the foot of
the lamp post.

Vacant property in the local centre,
. along with various uses such as a
take away and a convenience store.

A well kept frontage on Sutherland
Avenue, with mature trees and
reasonably attractive shop fronts.
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HARROW ROAD (EAST)
Al Al Al A1 |Al Al A3 A3 A3 A3 B1
ADDRESS FASCIA DESCRIPTION USE Conv_|Dept |Int |Nat [Spec |[Ind |A2 | Res/Caf | Pub/Bar | Takeaw. | ResTA | Offices |S G |Vacant | Health | Hotels | Ans |Leisure 2002 Use
AMBERLEY ROAD NEW YEWTURE TECHNOLOGY [INTERNET CAFE Al Spec acant
J3EHARROWY ROAD KINGS SALOM HAIRDRESSERS Al Ind 1 A
33EHARROYY ROAD THE GOURMET ORIENT TAKE AWAY AT THA 1
340HARROWY ROAD SUMAR PHARMALCY CHEMIST Al Cony 1
342ZHARROWY ROAD ELITE APPLIANCES ELECTRICAL APPLIANCES Al Ind 1
344HARROWY ROAD CARLTON DELI CAFE A3 Rest/Café 1
346HARROYY ROAD TOTE BOOKMAKERS BETTING OFFICE Ad
348AHARROW ROAD PHOME ARTS TELEPHOMNE SHOF Al Ind 1 Al Ind
348BHARROW ROAD AL RAYEN COWVENIENCE STORE Al Cony 1 Al Ind
350HARROW ROAD WYEST 9 GEWERAL STORE Al Cony 1
3F5ZHARROW ROAD CHAMPERS OFF LICENCE Al Cony 1
JEAHARROWY ROAD GOLDEN SISSORS HAIRDRESSERS Al Ind 1
3JEEHARROWY ROAD SUPERDEAL FOOD AND WINE [OFF LICENCE Al Cony 1 Al Ind
356HARROYY ROAD KFC TAKE AWWAY A3 TiA 1
3B0HARROWY ROAD WACANT “acant 1
362HARROYWY ROAD THE MEELD ARMS PUBLIC HOUSE A3 Pub/Bar 1
3B4HARROYY ROAD WYILLIAM HILL BETTING OFFICE A2
3EEHARROWY ROAD J PETERS GENERAL STORE Al Cony 1
3BEHARROYY ROAD KEBAE CENTRE TAKE AWAY A3 THA 1
370HARROWY ROAD PARS RESTAURANT A3 Rest/Café 1 A3 Rest/Café
372HARROWY ROAD STEVES MODERN HAIRDRESSERS Al Ind 1
TMARYLANDS ROAD CICADA FILMS WIDEQ TV SALES OFFICE Ad
2MARYLANDS ROAD PADDINGTOM FISH BAR TAKE AWWAY A3 THA 1
SMARYLANDS ROAD ISHTAR SATELLITE MOBILE SHOP Al Spec Wacant
AMARYLANDS ROAD WACANT “acant 1
SMARYLANDS ROAD TSIAKKOS TAKE AWWAY A3 THA 1
EMARYLANDS ROAD ELECTRICAL APPLIANCE SHOP Al Ind 1
GEMARYLANDS ROAD  |ANDYS HAIRDRESSERS Al Ind 1
GCWARYLANDS ROAD WACANT “acant 1
7MARYLANDS ROAD HORSE CAFE A3 Rest/Café 1 acant
IMARYLANDS ROAD POLESTAR FLOORING TILES Al Spec
TTMARYLANDS ROAD WMORENO WINES LTD WINE STORE Al Spec
1-3SUTHERLAND AVENUECAFE NOUR CAFE A3 Rest/Café 1 A3 Rest/Café
2SUTHERLAND AVENUE |SMART TOUCH HAIR & BEAUTY Al Ind 1 Al Cany
4SUTHERLAND AVEMUE |MARTIM & CO ESTATE AGENT Ad Ad
SSUTHERLAND AVEMUE LAUNDERETTE 3G
BSUTHERLAND AVENUE |SPARROW DRY CLEANERS Al Ind 1
7SUTHERLAND AVEMUE |OCEAMN STORE GEWERAL STORE Al Cony 1
BSUTHERLAND AVEMUE |THE REAL ART ESTATES ESTATE AGENT A2 Wacant
105UTHERLAND AVENUE |GLAUGA ROSSI MAKE-UP TRAINING SCHOOL Al Ind 1
125UTHERLAND AVENUE |AL KHALEEJ HAJ SPECIALIST Al Spec Al Ind
7 o o 1] 10 4 1 5 1] 1] 3 1] 0 1]

TOTAL 11
Survey Date Al Al Al AT AL Al AJ AJ A A B1
July 2007 Conv_ |Dept |int |Mat |Spec |Ind |A2 | Res/Caf | Pub/Bar | Takeaw. | Res/TA | Offices |S G |Wacant | Health | Hotels | Arts  |Leisure
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Retail 'Health Check’
2007

LC 32: Harrow Road
(East)
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