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(i) Background 
 

(ii) Purpose of the Study 

 
 This study will help inform the Councilôs Local Development Framework (LDF) 
process, including the formation of the Councilôs Core Strategy.  The last full Health 
Check Surveys were carried out in 2002, updating 1997 surveys, and included 
detailed analysis of Westminsterôs 39 Local Shopping Centres.  
 
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 Plan (2004) aims to enhance Londonôs town centre network by 
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. 
 
Westminsterôs UDP policy SS7 seeks to protect the designated Local Shopping 
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) 

 

(iii) 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. 

 

(iv) 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 
collated and analysed in Westminsterôs Local Centre health checks surveys is 
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 A1 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 the centreôs strengths, weaknesses, 
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 
also be given to whether the Councilôs UDP policy SS7 is still valid to enable the 
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 ï looking at competition from nearby shopping centres, including 
those outside the borough.  A classification as óin declineô, óneutralô, or óhealthyô; 
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 ñin declineò or ñneutralò, consideration is made on ways to 
improve the vitality and viability of the Centre. 

 

 
 

 

 

 

 

 



 

Local Centre 9: Lupus Street 
 

 

1. Introduction 

1.1 Location 

This large linear local centre is located in the south of Westminster in Pimlico. The 
retail units on the southern side of Lupus Street are purpose built units (1960ôs) 
with residential development above. The closest London Underground station is 
Pimlico, further down Lupus Street to the east. The catchment of the local centre is 
limited by the proximity to Moreton Street and Pimlico local centres, and to the 
larger Warwick Way/Tachbrook Street district centre. 

 

Figure 1: Local Centre Boundary 2007 
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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 A1 
Retail 

 23 29 28 

 Department/principle stores 0 0 0 
 International retailers 0 0 0 
 National retailers 1 0 0 
 Specialist Independent 1 5 4 
 Independent 5 7 6 
 Convenience 16 17 18 

Class A2  4 5 5 

Class A3  4 5 5 
 Restaurant/Café n/a 2 2 

Class A4 Pubs/Bars n/a 0 0 
Class A5 Takeaway n/a 3 3 

 Takeaway/Restaurant n/a 0 0 

Sui Generis  2 2 1 

Vacant Units  7 2 5 

Arts/Culture  0 0 0 

Health uses  0 0 0 

Hotels  1 0 0 

TOTAL  41 43 44 
Source: Land Use Survey July 2007 

 
In total there are 44 units, an increase in one unit from the previous survey in 2002. 
 
The number of A1 retail uses in Lupus Street has decreased by one unit since 2002, as 
more units have become vacant.  The number of Class A2 uses has stayed the same, as 
has the number of Class A3/A4 and A5 uses. With A1 uses, there was a loss of one 
specialist unit and one independent unit, but a gain of one convenience store. The 
number and configuration of restaurant/caf®ôs/barôs has remained constant from 2002, 
and the number of sui generis units has reduced by one. 
 
Outside of A-class retail uses, the centre does not contain any hotels, health uses or arts 
uses. 
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Lupus Street: Units by use class 1997-2007
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2.2 Range of A1 Uses 

Lupus Street has no department stores or international or national retailers. The 
centre has 28 Class A1 retail units including 18 convenience stores, 4 specialist 
retailers and 6 independent retailers. The specialist retailers include carpet and 
glazing shops. The independent stores include hairdressers and dry cleaners. The 
high proportion of comparison shops and absence of multiple retailers suggests 
that Lupus Street serves local residents with a mix of convenience and comparison 
shopping facilities. 

2.3 Total Retail Floor space 

Total retail floor space in Lupus Street is broken down in Table 1. In total, Lupus 
Street has 4,092 sqm of retail floor space, which is above the average of 2,965 sqm 
for the 39 Local Centres in the City. A1 convenience floor space is dominant in the 
centre, accounting for more than a third of the total. Lupus Street has comparable 
proportions of A1 independent, A1 specialist and A2 floor space, which together 
account for roughly a third of the total retail floor space. The centre has three A3 
Restaurants/Caf®ôs and three A5 Take-Away uses, which is far above the average 
floor space for A5 uses, but does not contain any A4 pubs or bars. The centre 
contains a lower than average proportion of A1 comparison floor space. 
 

Lupus Street: Retail Floor Space 2007

A1 Conv

A1 Comp

A2

A3 Rest/Café

A5 Take away

SG

Vacant
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Table 2: Total Retail Floor space 2007 

 

Use Class Floor Space 

% Floor 

Space 

All local centres 

average floor space % 

A1 Conv 1472 36.0 16.1 

A1 Comp 981 24.0 40.5 

A2 665 16.3 10.6 

A3 Rest/Café 132 3.2 13.3 

A4 Pub/Bar 0 0.0 5.6 

A5 Take away 305 7.5 2.9 

SG 100 2.4 3.2 

Vacant 437 10.7 7.7 

Total 4092 100 100 
Source: City of Westminster GIS System and site survey August 2007 

 
Lupus Street is a Local Centre with a selection of local services and many 
convenience and food shops.  There are no banks or building societies, and only a 
few restaurants, caf®ôs or bars. Therefore, the Local Centre does not provide the 
same range and selection found in other Local Centres or District Centres. 

2.4 Proportion of Vacant Street Level Property 

The unit vacancy rate in Lupus Street is 11.4% which is higher than the average 
rate for Local Centres in the City, as shown in Table 3. The vacancy rate has 
increased quite significantly since 2002 when there were only two vacant units in 
the centre. The five currently vacant units are spread throughout the 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 

Lupus Street 17.1% 

(7 units) 

4.7% 

(2 units) 

11.4% 

(5 units) 

9% 

(3 units) 
Source: City of Westminster GIS System and site survey July 2007  

 
 

3. Accessibility 

3.1 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. 

3.2 Accessibility on foot and by public transport 

The local centre is reasonably well served by transport links. The nearest London 
Underground Station is Pimlico (Victoria Line) which is found 5-10 minutes walk 
from the local centre, at the east end of Lupus Street. Victoria Station is roughly 15 
minutes walk north of the local centre. The centre is also reasonably well served by 
bus as the routes C10, 360 and 24 all serve the local centre. 
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4. Environmental Quality 

4.1 State of the Centreôs Attractions and Environmental Quality / Attractions 

The attitudinal assessment of the attractions and amenity of the centre is 
summarised in Table 5 below.  The centreôs overall score for attractions is 30.8%, 
meaning that the centre is quite average in terms of the attractions it offers. This is 
slightly higher than the Local Centre average of 28.5%, meaning Lupus Street is 
ranked =14

th
 out of the 39 Local Centres in the City. Lupus Street has a poor 

provision of multiple retailers, restaurants, cultural/community events, sport and 
leisure facilities and bank/building society provision. The centreôs main strength is 
its good provision of food shops and local 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 

  X   X 

Prominence of 
independent shops 

 X   X  

Availability of food 
shopping 

X   X   

Prominence of specialist 
shops  

 X   X  

Quality of market 
(frequency, variety etc) 

- -  - - - 

Quality of retail 
environment 

 X   X  

Art/Culture 

Quality of restaurants  
(availability, number etc) 

  X   X 

Quality of pub/club/bars   X   X 

Range of cultural/ 
community events 
 (theatre, concerts) 

  X   X 

Availability of sports and 
leisure facilities 

  X   X 

Service Provision 

Local services 
(information, library etc) 

X   X   

Employment/ office 
space  

  X  X  

Bank/ building society 
provision  

  X   X 

Total 
 

7/26   8/26   

Percentage 26.9%   30.8%   

Rank 
 

=17
th

   =14th   

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

Lupus Street is an attractive Local Centre.  The centreôs day time amenity rating is 
71.7% compared with the average for all Local Centres of 63.7%, and is ranked 
=11

th
 out of the 39 Local Centres in the City.  The centreôs rating is good in terms of 

the absence of litter, street fouling, glass and debris, vandalism, beggars, rough 
sleepers, street drinkers, touting and illegal street traders. A lot of the security 
categories are also rated as good, such as the lighting, the deterrent measures and 
feeling of safety. The centre has a poor ófeel good factorô. The presence of refuse 
bags on the street, features that identify the centre and a lack of promotion/street 
events reduce the centreôs overall rating.  

 

Table 5: Day Time Amenity within the Local Centre 2007 

Good=2 Averag

e=1

Poor=0 Good=2 Averag

e=1

Poor=0 Good=2 Averag

e=1

Poor=0

Overall environment of public areas in the centre

General Cleanliness in Shopping Hours: X

Presence of litter N/A X X

Presence of refuse bags on the street N/A X X

Evidence of street fouling N/A X X

Presence of glass/glasses/other debris incl.

Food and food containers/wrapping

Condition X X X

Quality of buildings X X X

Special features (pedestrianisation,

 Street furniture, etc)

Impact of vacant sites X X X

Security X

Evidence of Vandalism and Graffiti

 (incl. on street furniture)

Security during shopping hours 

(availability, access, security etc)

Ease of passage for pedestrians (incl. presence

 Of obstacles eg illegally parked vehicles)

Evidence of drunkenness, anti-social 

Behaviour, rowdiness

Presence of rough sleepers N/A X X

Presence of beggars N/A X X

Presence of street drinkers N/A X X

Evidence of touting (e.g. mini cabs, ricksaws, 

Prostitution, drug dealing etc.)

Presence of illegal street traders

 e.g counterfeit goods, hot dogs, peanuts etc.

Effectiveness of any deterrent measures 

(CCTV, police patrols, door security etc)

Quality of street lighting X X X

Safety perception in shopping hours X X X

Identity of town centre

Features which identify the centre 

(eg flagship stores, buildings etc)

Promotion/ Street events X X X

óFeel goodô factor of town centre X X X

Total 08/26 29/46 33/46

Percentage 31.0% 63.0% 71.7%

Rank N/A =18
th =11th

X

X

X

X

X

X

X

X

X

X

2007

XX

N/A

X X

X

N/A X

N/A X

X

XN/A

X

XN/A

XX

XN/A

AMENITY ï DAYTIME 1997 2002
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5. Performance of the Centre 

5.1 Relative Performance of the Local Centre 2007 

 

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

Lupus Street: Deviations from overall local centre 

means

Retail Floor space

A1 Conv floor 

space

A1 Comp floor 

space

A3/A4/A5 floor 

space

AttractivenessDaytime Amenity

-50.0%

0.0%

50.0%

100.0%

150.0%

200.0%

250.0%

 
 
Lupus Street is a 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, which is far above the overall local centre average. 
However, both A1 comparison floor space figures, and food and drink floor space 
figures (A3/A4/A5) are below the average level as illustrated. In terms of the rating 
of the physical environment, the centre has an attractiveness rating and a daytime 
amenity rating both slightly above average. 

 

Local Centre 
Average 
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5.2 Strengths, Weaknesses, Opportunities and Threats 

 SWOT analysis 
 

 
 

6. Future capacity 

6.1 Potential Capacity for Growth 

 
Between 2002 and 2007 there was one permitted planning application involving an 
A-class use. The permission entails an extension to an existing class A1 retail 
shop, therefore adding retail floor space to the centre. There were also four refused 
applications. The first involved a change of use from A1 retail to an A3 class 
restaurant, while the second was a refused continuation of use of an A1 class nail 
bar. There were also two refused applications for an extension to an existing A5 
class hot food take away. 
 
Additional capacity could be accommodated in currently vacant shop units. 
 

 

 

Weaknesses 
 
Vacancy rate 

Opportunities Threats 
 
Increasing vacancy rate 

Strengths 
 
Convenience stores 
Daytime amenity 
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7. Health of the Centre 

 

Table 6: Summary of Health Check Assessment 2007 

Subject  Subject Matter  Data Number Sq M 

RETAILING Floor space Total Floor space  4,092 

Total Convenience (A1)  1472 

Total Comparison (A1)  981 

Total Service (A2)  665 

Total A3  132 

Total A4  0 

Total A5  305 

Total Sui Generis  100 

Total Vacant  437 

    

Retail Offer Total Number of Shop Units 44  

Total Number of A1 Units 28  

a) Convenience shops 18  

b) Department/principal 

stores 

0  

c) Prestige international 

shops 

0  

d) National comparison 

retailers 

0  

e) Specialist Independent 

shops 

4  

f) Independent shops 6  

Total Comparison Multiples 10  

Total Number of A2 Units 5  

Total Number of A3 Units 2  

Total Number of A4 Units 0  

Total Number of A5 Units 3  

Total Number of Sui Generis 1  

Total Number of Vacant 5  

    

Market Days of operation 0  

Number of stalls 0  

    

Proposals Changes of use A1 to A2 0  

 Changes of use A1 to A3 0  

 Changes of use A1 to A4 0  

 Changes of use A1 to A5 0  

ARTS/CULTURE  (cinemas, galleries, theatres 

etc.) 

0  

HEALTH USES  (clinics, surgeries etc.) 0  

HOTELS   0  
 

 

In terms of its vitality and viability, and general economic health this centre is considered 
to be óneutralô, as it was when last surveyed in 2002. 
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Appendices 

 

 

Views of Local Centre 9: Lupus Street 

 

Land Use Table (Westminster land use survey 2007) 
 

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

 

Location Map of all local centres 

 

Glossary of Terms 
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Views of Lupus Street local centre 

 

 

The busy core frontage on the 
south west side of the local centre. 

  

 

The secondary frontage on the 
south side of the local centre, 
illustrating litter in the centre and 
obstructions on both the road and 
pavement. 

  

 

A more attractive shop front and 
streetscape in the secondary 
frontage on the north side of the 
local centre. 
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