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Background to the Health Check Studies

i) The Government advises local authorities to base their development plans and
policies on assessments of their shopping centres, as set out in Planning Policy
Statement 6 (PPS 6)'. Local authorities are advised to monitor the health of their
centres and to regularly collect information on key indicators such as land uses and
vacancy rates.

i) The City Council is in the process of producing a Local Development Framework
(LDF) to replace its Adopted Unitary Development Plan (UDP) 2007. As part of this
process, the Council has carried out Health Check Studies of its shopping centres,
updating and replacing previous health check studies. This report sets out the
findings of the Health Check Survey of Bond Street, and is designed to inform and
support the development of LDF retail policies for this area.

iif) The City of Westminster is currently divided into two zones in terms of retail policy,
the Central Activities Zone (CAZ) including 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 other shopping areas, small parades
and individual shops. For the purposes of the Health Check Studies, the CAZ has
been divided into 19 shopping areas, including 4 Primary Shopping Areas®. Each of
which has been subject to an indi the dbPa | 6 hec
designates 7 District Centres and 39 Local Centres. All of which were subject to
health checks in 2002 and 2007/83,

iv) In 1997, 46 health checks were undertaken throughout Westminster. In 2000, 4 of
these health check surveys were updated and 2 health checks for new centres were
also undertaken. In 2002 all of the previous health check surveys were updated, with
additional surveys carried out for an additional 17 centres not previously surveyed.

Methodology

V) The Council has considered the indicators of vitality and viability recommended in
PPS6, however it is evident that a large number of shopping areas in Westminster do
not function as O6town centresd in the way s
example, accessibility by public transport is considered to be excellent for all the
larger shopping areas in Westminster, and the Local Centres are accessible for
people to walk to, therefore few customers need to drive to centres in Westminster,
and the availability of car parking thereinisnotalways vi t al f or a centreo

vi) The indicators recommended in PPS6 have therefore been adapted to suit

West minster 6s situati on, and t he i nformati ol
checks surveys in Westminster is described below.

Connectivity

vii) Accessibility by public transport has been assessed based on relative distances to
London Underground tube stations, bus routes and national rail stations.

! Planning Policy Statement 6 (PPS 6): Planning for Town Centres, March 2005

% The 4 Primary Shopping Areas consist of the 4 designated Primary Shopping Frontages; Oxford
Street, Regent Street, Bond Street (Old and New), and Knightsbridge/Brompton Road, plus adjacent
streets or street blocks in retail use.

® All of the Health Check areas are shown on map 2 of this report.



viii)

Xi)

i)

xiii)

Total Retail Floorspace

The total retail floorspace (source: City of Westminster GIS System and GOAD Retail
Data 2008) in each centre has been analysed and broken down into use classes and
key categories including Al (comparison and convenience shops?), A2, A3, SG and
vacant shop units. Total floorspace is based on ground floor occupation. In the CAZ
and CAZ Frontages, where a ground floor occupier also operates at upper or lower
floor levels, this additional floorspace been included in the calculations. The
floorspace figures exclude B1 office and residential space.

Diversity of Use

An analysis of the total number of shops and services (Al and A2 uses) and other
uses, such as restaurants, hotels and health facilities has been undertaken, based on
Experian Goad, and on street surveys 2008. This section also contains a comparison
with land use data from the 1997 and 2002 health checks.

The amount of floorspace in different retail uses has also been analysed.
Comparison retail uses have been broken down further for more detailed analysis,
i.e., department/principal stores (including variety stores); international retailers;
national retailers, specialist independents, and independents. The different types of
entertainment uses (A3, A4, and A5) uses and the number of Al café type uses has
also been recorded.

Range of Al Uses

The number of national non-food retail multiples present in a centre has been
identified, based on the Retail Directory of the UK 2002 (Hemming Information
Services). The analysis of diversity of comparison uses also includes an assessment
of international retailers. Therefore, where appropriate, we have highlighted the
presence of any international retailer
flagship store in Old Bond Street is one of a number of such stores that the company
operates internationally and is a major attraction in its own right.

Proportion of vacant street level property

The information is based on data collated from street surveys (2008) outside the CAZ
and provided by Experian GOAD within the CAZ. Vacancy rates are compared with
other centres in Westminster, as well as the Westminster average.

Zone A Retail Rents

Zone A rental information for ground floor A1, A2 and A3 premises was collected in
2002, where available, by retail letting agents, Chesterton, and compared with data
collected for the 1997 health checks.

* The definitions of A1 comparison and Al convenience are set out in Appendix 1.



State of centrebdos attractions and environment al

Daytime Amentiy

xiv)  Attitudinal tables reflecting the attractions and amenity of each centre are based on
the findings of on-street surveys by field-workers visiting each centre in 2008. In the
1997 health checks, the attractions scores were weighted to reflect the type of centre
i.e. CAZ, District Centres and Local Centres. No weighting was used in the 2002 or
2008 surveys and therefore the assessments are not directly comparable.

Night Time Amenity

XV) Night-time amenity surveys were also undertaken for areas in CAZ, CAZ frontages in
2002. These were taken between the hour of 11 pm to 12 midnight. It should be
noted that these surveys represent a snapshot of the situation at the time of the site
visit. Night-time amenity surveys were not undertaken in 1997 or 2008. The 2002
health checks rate centres against the average for all centres.

Relative performance of centre

xvi)  Graphs compare the individual centre in terms of a number of variables, with the
mean for each of those variables for CAZ/non-CAZ where relevant, and similar
centres in London based on GLA data. A number of key factors were used, including
a mix of quantitative and attitudinal measures:

e retail attractions (total retail floorspace, comparison floorspace, convenience
floorspace, number of multiple shops, vacant floorspace);

e arts, culture and entertainment (number of cinema/theatre and A3 uses); and
e environmental quality (total attitudinal score).

xvii)  If data was not available for a particular variable in a centre, no figure is shown on the
bar chart. Hence, the absence of a bar does not mean that the percentage difference
from the mean for that variable is zero, rather that no data was available. Zero
variation of a variable from the group mean is indicated by a 6 Gsldown where a bar
would otherwise appear. Vertical bars below the centre line on the charts are
intended to show negative aspects of the town centre, and vice versa.

xviii)  Each centre has been compared against the other centres within Westminster - CAZ
or non-CAZ as appropriate.

Pedestrian Flow

xix)  Pedestrian Market Research Services Ltd. (PMRS) were commissioned to undertake
pedestrian flow count surveys in CAZ areas, CAZ Frontages and District Centres in
2002. With the exception of Strutton Ground, Harrow Road East and Harrow
Road/Bourne Terrace, no pedestrian counts were taken for Local Centres.

XX) The standard methodology used by PMRS to estimate total weekly flows comprises
surveys on a Friday and Saturday. The results are then grossed up by a factor of



2.353 to allow for the days that were not enumerated (Monday-Thursday®). The use
of a standard methodology enabled comparison over time, as well as comparison with
other centres.

Summary of land use assessment

xxi) A summary table of the attractions available in each centre is provided. Each health
check concludes with a general overview of the health and vitality of the centre.

® PMRS counts do not include Sundays.



1.0 CAZ AREA 3: BOND STREET

Introduction

1.1 Bond Street is a designated Primary Shopping Frontage within the West End
International Centre. The area is within the CAZ and includes Old and New Bond
Street and a number of side streets, creating a large linear area approximately 550
metres north to south from Oxford Street at the northern end, to Piccadilly to the
south.

1.2 Bond Street has an international reputation for the high quality of the specialist retail
stores located along Old and New Bond Street. Many of these are international
jewellers and fashion houses, along with high end department stores and other
specialist retailers, including the Sothebyods:s

1.3 Bond Street benefits from its central location by allowing visitors and tourists to move
easily between other major shopping area such as Oxford Street and Regent Street.
Its proximity to the office area of Mayfair helps to increase the number of visitors to
the area.

1.4  The nearest underground stations are Green Park (Victoria, Jubilee, Piccadilly Lines)
to the south on Piccadilly and Bond Street (Jubilee, Central Lines) to the north
intersection with Oxford Street, meaning that the centre is well served by London
underground and well connected to other centres and the rest of the city.

Connectivity

15 Bond Street is a very accessible shopping centre. The road is served by two major
London Underground Stations, Bond Street (Central Line, Jubilee Line) at the north of
the road at the junction with Oxford Street, and Green Park (Jubilee Line, Victoria
Line, Piccadilly Line) to the south on Piccadilly.

1.6  The area is not directly served by bus routes, with none running up either New Bond
Street or Old Bond Street. However, many buses serve Oxford Street to the north and
Piccadilly to the south, meaning it is still accessible by bus.

1.7 Pedestrian activity is relatively high on Bond Street, due to the layout of the streets,
and separation of New Bond Street from Old Bond Street, making walking the easiest
way of navigating the street, with Bond Street used as a main connecting road
between Oxford Street to the north and Picccadilly to the south.



Total Retail Floor Space

1.8

The total retail floorspace for the Bond Street area is shown below in Table 1. In total
Bond Street has 54,818sq.m of retail floor space, of which 43,826sg.m is on the
ground floor, which is above the average 51,643 sgm for the CAZ areas and CAZ
Frontages in the City. Bond Street has a higher proportion of comparison retail than
the CAZ average, along with a higher proportion of A2 uses, which together accounts
for over 90% of the total retail floor space in the centre. The centre has below average
proportions of food and drink floor space (A3/A4/A5), due to the focus of the centre as
a prestige retail location.

Table 1: Total Retail Floor space 2008 (sqm)

GF % GF All % all CAZ
floors | floors | fspace
Fspace | Fspace | Fspace | Fspace %
Al Cany 52 0.z 52 0.z 34
Al Comp 31967 724 42953 75.4 737
A2 5749 15.4 5749 123 41
% 1103 2h 1103 2.0 84
A4 475 1.1 475 04 34
A5 a 0.0 a 0.0 1.1
SG 271 0& 271 0h 0.4
“acant 3170 7.2 3170 R 45
Total 43826 100 h4513 100 100

Source: GOAD Retail Survey 2008

Figure 1: Retail Floor Space by Use Class, 2008

1.9

Bond Street: Retail Floor Space by Use Class 2008

O A1 Conv
B A1 Comp
OA2

OA3

B A4

OA5

BSG

O Vacant

Bond Street is a predominately comparison retail area, which attract visitors and
tourists both nationally and internationally. The vast majority of retailers are specialist
and international retailers, with most relating to fashion, jewelry and other high end
goods. To a more limited extent the area also serves local workers. Similar to other
CAZ areas dominated by comparison retail, the area does have a very limited
selection of food shops, banks, restaurants and bureau de change compared with
some other CAZ areas, however in relation to the percentage of floor space for the
centre, food and drink uses are higher than Oxford Street.



Diversity of Use

Table 2: Diversity of Uses (2008)

Units Units Units | Unit% | Unit% | Unit%
Use Class 1997 2002 2008 1997 2002 2008
AT Refail (Tolal) {87 190 174 B540%| 8640%| o0.83%
Al Department 1 1 1] 050%| 050%| 047%
A1 International a5 41 46| 16.00%| 19.60%] 21.40%
A1 National 25 25 200 11.40%] 11.40%] 9.30%
Al Specialist 115 118 g6 54.30%| 53 .60%] 40.00%
A1 Independent 5 4 19]  2.30%] 1.80%| B8.84%
A1 Convenience 2 1 2] 080%] 050%] 0H3%
A2 FinancialiProfessional 110 7 Bl 460%] 320%] 3.71%
Food and Drink i 3 Bl 050%| 140%] 3.72%
A3 Restaurant/Cafe na 1 4 nfal  0.50% 1.86%
A4 Orinking Establishments na 1 4 nfal  0.60% 1.86%
A Take-Away na 1 0 nial  0.50%] 0.00%
Sui Generis 0 2 11 000%| 080%] 047%
Yacant Units 18 11 211 820%] 500%| 977%
Arts/Culture 2 &) 1 080%| 270% 047%
Health uses I 1 1| 0.00%| 050%] 047%
Hotels 1 a 11 050%| 000%] 047%
TOTAL 219 220 2151 100.00%] 100.00%)] 100.00%

Source: GOAD Retail Survey 2008

1.10

1.11

1.12

1.13

1.14

The overall number of units has remained stable between 1997 and 2008, with the
slight decrease caused by slight boundary alterations causing a few units to be
excluded. There have also been six changes of use applications from Al retail units,
however in the most part Al retail is retained as part of mixed use proposals.

The number of Al units has decreased since 2002, however they still account for
nearly 81% of units in the centre. Half of the Al units are Al Specialist retailers,
including many jewellers, art dealers and other retailers. There are also a large
number of international retailers in the centre, mainly being prestige fashion houses,
reflecting Bond Streetds role as a prestige ¢

The number of food and drink uses has more than doubled, however they still only
represent a very small proportion of units in the centre, as Bond Street is not a
renowned entertainment location. The number of vacant units has significantly
increased, mainly concentrated in the north of the centre, as will be discussed later.

The number of Class A2 uses has increased slightly in the area, but they remain a
small proportion of the units in the centre, compared to levels in other centres.

In general, the re-classification of some units has meant that the Al figures have
changed slightly, with some specialist retailers being reclassified as independent
retailers, which accounts for the changes in the different categories.



Figure 2: Ground Floor Units by Use Class 2008

Bond Street: Ground Floor Units by Use Class 2008
O Al Conv
B Al Comp
O A2
O A3
oA
O A5
B SG
O Vacant
B Arts/Leisure
B Health
O Hotels
Source: GOAD retail survey, 2008
Figure 3: Units by Use Class, 1997-2008
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Range of Al Uses

1.15

Bond Street has one department store, Fenwicks, which is lower than the average for
all the four Primary Shopping Areas within the City. There is a very high number
international, national and specialist retailers within the area, which confirms that
Bond Street is primarily a high order comparison shopping area rather than a service
area. International retailers. Bond Street is well known for its exclusive retailers
which include Donna Karen, Burberry, Calvin Klein, DKNY, Versace and Ralph
Lauren Clothing. There are also several international jewellers including, Chanel,
Bulgari, Carier and Tiffany and Co. Upper floors are often occupied by art and
antique dealers, operating separately from the ground floor unit.

Proportion of Vacant Street Level Property

1.16

The unit vacancy rate in Bond Street is higher than the vacancy averages for the CAZ
and Westminster as a whole, as the vacancy rate has risen since 2002, and now
stands higher than the 1997 rate. The vacant units tend to be located in New Bond
Street towards Oxford Street, which acts as a transitional area between Oxford Street
and Old Bond Street, containing a more varied range of uses compared to Old Bond
Street.

Table 3: Level of Vacant Street Level Property

Bond Street 1997 2002 2008

Vacancy Rate 8.2% 5% 9.8%
(18/219)  (11/220) (21/215)

CAZ Centre Avg 7.5% 8.2%

Zone A Retail Rents

1.17 Zone A retail rents levels for the area are shown below in Table 4. Prime rental levels

have increased significantly from 1997 levels, rising by nearly 50%. Bond Street had
the fourth highest rental levels out of the nineteen CAZ areas.

Table 4: Zone A Retail Rents

Location 1997 Zone A Rent £ Sq M 2002 Zone ARent £ Sg M
New and Old Bond St 2,690 3,767-4,844
Highest CAZ 4,304 5,113

Lowest CAZ 269 646

Highest in Westminster 4304 5113

Lowest in Westminster 161 161

Source: Chesterton 2002.
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State of

1.18 The attitudinal assessment of the attractions and amenity of the area is summarised
below. In terms of attractions, the area has improved when each survey has been
undertaken since 1997. The major change since 2002 is the provision of restaurants
and pubs/bars in the centre, which has previously been rated as poor. The overall
score for attractions in Bond Street is 53.8%, compared to the average for CAZ areas
and frontages of 61.9%. Bond Street is ranked 15" out of the CAZ areas in the City,
meaning that its rank has not changed since 2002. Bond Street has poor provision of

t Ateracthesand Emdiresnmental Quality

food shopping, cultural/community events and local services, which affect its score,
however the range of retail on offer outside of convenienc e
strength and receives good ratings.

Table 5: Attractions

shopping

ATTRACTIONS

1847

2007

2008

(G00g=2

Average=1

Poor=0

Good=2

Average=1

Poar=0

(oog=2

Average=1

Poar=0

Prominence of independent shops X e x

Levailabilty of food shapping it H "
Prominence of specialist shops X b X

Gualty of market [ frequency, variety etc)

ity of retail environment X b X

CGualty of restaurants (number iavailabilty W by W
Gualty of pubiclubbars W by W
Fange of cuttural! community events (theatrefconcerts) W b by
Lvaiabiity of sports and leisure faciities W b W

Local services (information, lbrary etc)

Employment! office space

Bank! building society provision

Percentage

42%

46.20%

5380%

Rank

M/A

=15"

15th

12
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Daytime Amenity

1.19 Bond Sstdayenetarfienity rating is 87% compared with the average for all CAZ
areas and frontages of 86.4% and is ranked 11th out of the 19 CAZ areas in the City.
The area scores very positive marks throughout, with nothing rated as below average.

1.20 The drop in overall percentage and rank is likely due to the change in assessment
methodology, where several points along the street have been surveyed and then
had the ratings averaged, meaning that the figures are more accurate but are also
likely to pick up on changes within the shopping centre. For example the presence of
special features such as street furniture is very positive where New and Old Bond
Street meets, but is rated lower towards Oxford Street and down towards Piccadilly.

Table 6: Day Time Amenity

Bond Street | Awerage 1997 | Average 2002 | Average 2008
Prazence of litter n'a 2 18
Prasence of refuge bags on the street n'a 1 1.8
Evidence of street fouling n'a 2 2
Evidence of Chewing Gum n'a nfa 14
Prasence of glass/glasses/other debns incl. Food and food containersfirapping n'a 2 2
Caondition of buildings 2 2 1
Quality of buildings 2 2 2
Special features (pedestrianisation, Street fumiture, etc) 2 ! 12
Impact of vacant sites 2 2 1.8
Evidence of Wandalism and Graffiti (incl. on streef furniture) n'a 2 2
Security during shopping hours (availability, access, secunty etc) 2 2 14
Ease of passage for pedestrians (incl. presence Of obstacles eq illegally parked vehicles) n'a 2 16
Evidence of drunkenness, anti-social Behaviour, rowdiness nfa 2 P
Prasence of rough sleepers n'a 2 2
Prasence of beggars n'a 2 2
Presence of street drinkers n'a 2 2
Evidence of tauting {e.g. mini cabs, rickshaws, Prostitution, drug dealing ete.) n'a 2 2
Prasence of illeqal street traders e.g counterfeit qoods, hot dogs, peanuts etc. n'a 2 2
Effectiveness of any deterrent measures (CCTY, palice patrols, door securty etc) 2 2 14
Quality of street lighting 2 2 16
Safety perception in shapping haurs n'a 2 2
Features which identify the centre (eq flagship stares, buildings etc) 1 2 18
Pramotion/ Street events 2 ! 1B
'Feel good' factor of town centre 2 2 1.4
Total far centre 95 215 209
Percentage score 55% H3% B57%
Rank 2 = 11
nb. 2008 figures are averages of several suney points thraughaut the shopping centre. O=Paor

T=hyerage

2=Good
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Night Time Amenity

1.21 The night-time amenity rating is 73.7%, lower than the daytime rating. Bond Street is
ranked 6" out of 19 CAZ areas in the City for night-t i me amenity. - The ar
time rating is good in terms of overall security and safety, but the area is rated poor in
relation to presence of rough sleepers. The 6 f e e | fagtar ardl Geatures that
identify the area are rated average.

Table 7: Night Time Amenity

AMENITY T NIGHT TIME 2002
Good=2 Average=1 Poor=0

Overall environment of public areas in the town centre

General Cleanliness out of Shopping Hours:

Presence of litter X

Presence of refuse bags on the street

x

Evidence of street fouling X

Presence of glass/glasses/other debris incl. X
food and food containers/wrapping
Security

Feeling of security

Evidence of Vandalism and Graffiti

(incl. on street furniture)

Ease of passage for pedestrians (incl. presence
of obstacles eg illegally parked vehicles)
Evidence of drunkenness, anti-social
Behaviour, rowdiness

Presence of rough sleepers X

X[ X[ X[X

Presence of beggars

Presence of street drinkers

Presence of illegal street traders

e.g counterfeit goods, hot dogs, peanuts etc.
Evidence of touting (e.g. mini cabs, rickshaws,
Prostitution, drug dealing etc.)

Effectiveness of any deterrent measures X
(CCTV, police patrols, door security etc)
Quality of street lighting X

X| X[ X[X

Safety perception out of shopping hours X

Identity of town centre

Features which identify the centre X
(e.g. quality of food and drink premises, building etc)
Promotion/ Street events X

6Feel gooddé factor of centre X

Total 28 /38

Percentage 73.7%

Rank 6th

14



Relative Performance of Centre

Figure 4: Deviation of centre from the CAZ mean
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Bond Street: Deviation from CAZ centre means

Amenity

1.22

Bond Street generally compares favourably with the CAZ average, as shown in
Figure 4, although this is partly due to its above average size in floorspace terms.
The area has an above average number of overall retail floor space and comparison
retail floor space. The daytime amenity rating is also slightly above average, however
the attractions rating is below average. The centre also has below average levels of
Al convenience floor space and food and drink floor space (A3/A4/A5), which as
discussed is due to the prominence of comparison retail space in the centre.

Pedestrian Flows

1.23

1.24

The 2002 pedestrian flow could showed that the busiest area is outside the Next store
at the northern end of Bond Street, at the junction with Oxford Street. This area has a
flow of 54,420 per week, compared with an average of 34,790 per week, recorded at
19 points throughout the area. In 1997 the peak flow was recorded in a similar
position, with a flow of 39,250.

Pedestrian flow is reasonably strong along Bond Street, but is significantly below
average along the side streets off Bond Street. The lowest pedestrian flow was
recorded outside Tiffany Shoes (18 Woodstock Street) with a flow of 6,920. The
average weekly flow for the area as a whole was 34,790, which is ranked 8th out of
the 15 CAZ areas and CAZ Frontages for which pedestrian data was recorded.

15



Table 8: Summary of Health Check Assessment

Subject Subject Matter Data] Number Sq M
RETAILING Floorspace Total Floorspace 54,818
Total Convenience (Al) 92
Total Comparison (A1) 42,958
Total Service (A2) 6749
Total A3 1103
Total Sui Generis 271
Total Vacant 3170
Retail Offer Total Number of Shop Units 215
Total Number of Al Units 174
a) Convenience shops 2
b) Department/principal stores 1
¢) Prestige international shops 46
d) National comparison retailers 20
e) Specialist Independent shops 86
f) Independent shops 19
Total Comparison Multiples 172
Total Number of A2 Units 8
Total Number of Food/Drink Units 8
Total Number of Sui Generis 1
Total Number of Vacant 21
Market Days of operation 0
Number of stalls 0
Proposals 2002-08 |Changes of use Al to A2 0
Changes of use Al to A3 0
Changes of use Al to other uses 6
Prime Shop Rents [Zone A per sq M £4,844
ARTS/CULTURE (cinemas, galleries, theatres etc.) 1
HEALTH USES (clinics, surgeries etc.) 1
HOTELS 1
125 Bond Streetdéds main strength is its provisio

frequented predominantly by visitors and tourists to the area. The area offers a high
proportion of specialist independent and international retailers, which is a defining
feature of the area. There is poor provision of convenience shops (only one unit) and
A3 uses within Bond Street, and the lack of restaurants, bars, cafes and pubs means
that the evening economy is weak.

1.26 In terms of the vitality and viability, and general economic health this area is
considered to be O6healthybd.

16



VIEWS OF BOND STREET

The Royal Arcade on Old Bond Street, containing specialist ~ One of many high end international retailers on Old Bond
retailers. Street, with attractive, well kept shop frontages.

B 1 -
Public art in the small pedestrianised area separating New The Pedestrianised area separating new and old Bond Street,

and Old Bond Street. containing cycle parking, a flower kiosk and public art.

Y

The f amous aftmonHoesdon dlew Bond Street. The iconic Fenwick department store on New Bond Street.
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4 [] Shopping Area Boundary

§ Ground Floor Land Use
A1 Convenience
[ ]A1Department
Bl A1 Independent

§ [l A1 International

J Il A1 National

| Il A1 Specialist

1 [[_] A2 Financial & Professional Services
1 [_] A3 Restaurant/Cafe

41 [ A4 Drinking Establishment

1 [ B1 Office

] C1 Hotel

k D1 Non residential institution
B SG

) [ ] Vacant
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