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Disclaimer 

This report was commissioned by Marble Arch BID as part of an Insights Study for Edgware 

Road. 

Some of the figures referenced within this report are pre-pandemic, including footfall 

asessments, while the Pragma audit and primary research was carried out during the 

pandemic (September – October 2020) 

Any observations, analyses, comments, conclusions and recommendations are those of the 

authors, and are made in good faith based on information reported to us and the 
information we had access to. We cannot, however, give any warranties or guarantees as to 

the accuracy or appropriateness of the content thereof, and the information in this report. 

Any strategic, operational, financial, investment or other decisions that Marble Arch BID or 

other third parties may make as a consequence of having access to this information are 
made entirely at the risk of those individuals or organisations making those decisions, and 
Pragma Consulting Limited cannot be held liable for any losses, costs, expenses or damages, 
direct or indirect, that may be sustained in the course of making, or as a result of making, 
such decisions. 
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About Marble Arch BID 

Established in April 2016, Marble Arch London BID provides a strong, collective voice for 

approximately 200 member businesses and organisations located in the Marble Arch and 
Edgware Road district. The BID covers the area from the northern stretch of Park Lane along 

Edgware Road up to Paddington Green including the Marble Arch national monument, 
Connaught Village within the Hyde Park Estate and Seymour Place on the Portman Estate in 

Marylebone.  
 
Over the BID’s first term significant changes to the district’s infrastructure have taken place, 

with transformative developer-led schemes creating new public spaces. The completion of 

Marble Arch Place and Regent House on Edgware Road provide not only new homes and 

commercial space but quality retail and public realm. One Marble Arch follows in 2022, with 
flagship offices and retail, and comprehensive redevelopment of Garfield House commences 
in 2023, consolidating the area’s position as one of London’s prime commercial locations. 

One of the biggest opportunities is the delivery of two major public realm schemes; at Oxford 

Street and Marble Arch. Westminster City Council has ambitious plans for Oxford Street 

including creating world class gateways and strengthening the status of the entire district.  

At Marble Arch a transformative scheme led by The Portman Estate will create a high-quality, 
safe civic space. The scheme aims to improve road safety, alongside better walking and 

cycling connections, creating an accessible and healthier environment with improved air 

quality.  

Marble Arch is the world’s gateway to London – fusing the buzz of the West End and the 
tranquillity of Hyde Park. This emerging park district connects Edgware Road to Hyde Park, 

Kensington Gardens, Green Park and St James’ Park. 

At the other end of Edgware Road, the Church Street masterplan aims to achieve 

transformational change while retaining the character of the area, with an improved street 
market and a new cultural quarter, complemented by additional housing and improved 

access for pedestrians and cyclists. Similarly, the Paddington Places strategy seeks to 
transform North Paddington’s fragmented neighbourhoods into a vibrant, healthy, and 

inclusive area by rebalancing the environment to enable legible and safe pedestrian and 

cycle movement, and to create great public spaces. 

The district is full of cultural and historical surprises. It is crowned by a treasured national 
monument, Marble Arch, and dissected by a Roman Road, now the inner ring road. Where 

Marble Arch meets Hyde Park visitors can find the site of the infamous Tyburn Tree and 
Speakers’ Corner – the seat of protests and free speech since the mid nineteenth century. 
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The office sector locally comprises Global and European head offices in multi-let units sit 

alongside London and local offices, operating in virtually every industry. The district’s 
hospitality sector hosts just under 3,000 bedrooms plus over 10,000 square metres of 
meeting and event space. A further 544 bedrooms are in the development pipeline, with 

consent for three new hotels in the district. The sector brings hundreds of thousands of 
visitors to the district and is one of the largest employers, complementing the diverse and 

vibrant food and drink scene. 

 

As well as delivering a full range of management services to maintain a high standard trading 
environment for all businesses, the BID promotes the Marble Arch and Edgware Road area as 
a welcoming destination, connecting the diverse local community and businesses as well as 

creating a vibrant shopping, dining and leisure quarter, celebrating cultural heritage and 
delivering an enhanced public realm.   

 

To achieve this, the BID is works hand in hand with local businesses, as well as wider 
partners including Westminster City Council, Transport for London, the Metropolitan Police 
and Greater London Authority.  https://marble-arch.london/   

 

About Pragma 

Pragma is the leading commercial advisor for investors and operators in mixed-use, travel 
and retail property. Pragma provides expert consultancy services to commercial operators, 
and due diligence to investors, with a particular focus on mixed use, airports, travel, and 

retail property. The team help their clients by delivering expert services in commercial 

intelligence and quick wins; commercial strategy and vision; space planning and revenue 

forecasting; and investment advisory and due diligence. https://www.pragmauk.com/ 

About Gerald Eve 

Gerald Eve is an award winning, specialist real estate adviser. Our property consultants and 

chartered surveyors work across the full spectrum of real estate services and sectors. From 
Planning and Development, through Agency and Building Consultancy to Rating. We have 

offices across the UK and have long-term relationships with best in class, independent 
advisors around the world.   https://www.geraldeve.com/ 

  

https://marble-arch.london/
https://www.pragmauk.com/
https://www.geraldeve.com/
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1) Methodology and scope 
a) Pragma and Gerald Eve have been commissioned to complete an insights study to 

examine the current commercial character of the Marble Arch BID district, identify 
challenges and opportunities, and recommend planning policies to inform 
developing Neighbourhood Plans.  
 

b) The Insights Study is the latest in the BID’s transformative work into making the 

Marble Arch and Edgware Road area a welcoming and thriving destination, knitting 
together its diverse local community and businesses as well as undertaking 
ambitious public realm enhancements to create a vibrant shopping, dining and 
leisure experience which celebrates all aspects of the district’s cultural heritage. 

 
c) The Edgware Road Insights Study will also analyse the strengths, weaknesses and 

opportunities presented by the current offer and development pipeline, allowing the 
BID to work closely with Westminster City Council, property developers and investors 
in the district to shape and inform future development projects.  

 

d) The Marble Arch and Edgware Road district has already seen significant local change 
and recent investment, such as the mixed-use schemes at Marble Arch Place and 1 

Marble Arch that are nearing completion and will bring flagship retail outlets, as well 

as a new office development at 136 George Street and a new residential scheme at 25 

Nutford Place featuring a new retail promenade on Edgware Road.  
 

e) These investments in this district, and major developments in neighbouring 

locations such as the Paddington Opportunity Area will see a rise in residents, office 

employees and visitors to the district over the next few years, and the Edgware Road 

Insights Study will allow the BID and its partners to cater for the rise in demand and 

welcome these new visitors to the district. The Insights Study will include several 

detailed components, centred on property intelligence and primary research, such 

as: 

i) An audit of commercial premises and uses; 
ii) The creation of a property ownership register; 

iii) Analysis of rental values across the district; 
iv) Identification of the district’s catchment area and benchmark locations, with 

daily and seasonal variations; 
v) Relative contributions made by different customer groups, such as local 

shoppers, hotel guests, overseas tourists and people who work in local offices; 

vi) Satisfaction levels by each type of user; 

vii) Understanding how people travel to the district; 
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viii) Analysis of strengths and weaknesses, and the opportunities afforded by the 

local development pipeline; 
ix) Economic contribution made by the district and its various sectors, including the 

role of the night time economy; 

x) The potential of COVID-19 to alter consumer behaviour and demand in the short, 
medium, and long term. 

 
f) The study area starts from the top of Park Lane up to the Marylebone flyover. The 

study area will also include corner properties and retail on side streets adjacent to 
Edgware Road (see Figure 1Figure 1 – map of BID area) 

Figure 1 – map of BID area 
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g) The cost of the study will be met through Neighbourhood Community Infrastructure 

Levy funding from the Hyde Park Paddington and Marylebone Neighbourhood 
Forums, accompanied by a contribution from Marble Arch London BID. 
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2) Information sources 
a) A wide variety of information sources have informed the study, including desk 

research, site visits and primary research with local stakeholders 

b) Desk research 

i) Demographic data from Experian including age, lifestage, Socio-Economic 

Group, household income, home ownership, ethnicity and Mosaic classification 

ii) GOAD data for Edgware Road and surrounding area  

iii) Input from major landlords of lease lengths complemented by extracts from 

property register to inform ownership, lease duration and rental tone  

iv) Footfall data (from Marble Arch BID) and tube entry / exit figures (from TfL) 

v) Worker numbers and profile from ‘Business Register and Employment Survey’ 

vi) Tourism demand model using data from Visit Britain, Experian demographic 

data and the Business Rates valuation service 

vii) Desk research and experience from projects for other clients over the cousr of 

2020 to inform view of the potential impact of COVID-19 

viii) Pipeline development information (from Marble Arch BID), supplemented by 

desk research 

c) Site visits 

i) Thorough audit of all premises accessible to the general public including 

merchandise category, price positioning, unit size and selling area, estimated 

sales performance, quality of shop fit and visual merchandising standards 

ii) Site visit observations taking into account issues raised during primary research 

d) Primary research 

(a) COVID-19 restrictions meant that original plans for face to face, on-street 
research had to be replaced with a variety of other methodologies 

(b) All questionnaires and discussion guides were drafted by Pragma and 
approved by the Marble Arch BID team 

(c) Online survey to residents, conducted October 2020. The survey was 

distributed to residents via the neighbourhood forums and Amenity 
Societies and was promoted on social media by the BID team. 
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Respondents were asked to opt in to a second stage of more detailed one 

on one telephone surveys. 48 surveys were completed. 

(d) Detailed telephone interview with local residents. A selection of 
residents, ensuring a representative sample by age and gender, who had 
opted in to the second stage were contacted by the Pragma team, with 

times arranged for detailed calls. 10 interviews were completed during 
October 2020.  

(e) Detailed telephone interviews with local workers. The BID team 
contacted a variety of local companies, inviting them to take part, with 
Pragma scheduling calls with those that opted in. 6 interviews were 
completed during October 2020 

(f) Detailed interviews with local traders. The BID team distributed a flyer to 

local traders asking them to take part in the research. 4 interviews were 

completed during October 2020 

(g) Detailed interviews with hotel and leisure venues. The BID team provided 

Pragma with contact details for key contacts. 4 interviews were 
completed during October 2020 

(h) Detailed interviews with estate representatives. The BID team arranged 

calls for the Pragma team to engage with representatives from The 
Portman Estate and The Church Commissioners. 2 interviews were 

completed during October and November 2020 

(i) Usage and satisfaction survey with Westminster City Council cabinet 

member completed during July 2021.  
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3) Executive Summary 
a) Addressable audience1 

 
i) Catchment – Residents 

 

(1) Edgware Road benefits from 21k residents within a 10 minute walk 

(2) The resident profile is dominated by pre-family and child free residents (57% 
of residents within a 10-minute walk); proportions over-index both London 

and UK average, with 25-44’s representing the largest age group 

(3) Household income however is high at £115k, +62% vs London within a 10-
minute walk reflecting affluence.   

(4) 75% are characterised as high-status city dwellers pursuing careers with high 
rewards.   

(5) Within a 10-minute walk, there is £218m of annual spend available from 

residents 

ii) Catchment – Workers 

(1) There are 696 businesses within the study area 

(2) Pre-Covid, the residential catchment was supplemented by 133k workers 
based within a 10 minute walk of Edgware Road. 60% of workers are 

occupied office based roles, with the remainder generally working in 
hospitality and leisure. Total potential annual spend for workers is estimated 

to be £97m 

iii) Catchment – Visitors 

(1) Pragma estimates there are c.22k hotel rooms within a 10 minute walk time 
of Edgware Road which attracts a significant tourist population to the area 

(2) Some occupiers on Edgware Road deriving 75-80% of trade from tourism 

(3) Pre-Covid there were 1.1m annual tourist visits (from those staying at least 

one night) committed within a 10-minute walk of Edgware Road, generating 

 
1 Addressable audience is made up of all those that could potentially use the retail, leisure and 

services on Edgware Road 
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£583m of turnover. 78% of this is estimated to be committed within the food 

and beverage (F&B) sector 

(4) Of these, 685k visits(62%) were made per year by international tourists, with 
a further 391k annual visits (38%) from domestic overnight visitors 

iv) Addressable market2 

(1) Based on total available spend, the total annual spend potential is £3.3bn3 
(including spend from London residents living beyond a 10 minute walk)  

(2) However, given the extent of competing provision, the addressable market 

(made up of the annual spend of those people that currently use Edgware 
Road) has an annual market size of £172m. Workers and visitors make up two 

thirds of Edgware Road’s addressable market and F&B is an important 

market, accounting for half of total spend  

b) Commercial offer 

i) Edgware Road includes 212 ground floor commercial units 

ii) Edgware Road’s commercial offer is dominated by independent occupiers (81% 
of occupiers vs. benchmark of 62%).  

iii) By floorspace independent occupiers account for 45%, compared to 22% at 

benchmark locations 

iv) The average unit size is 1640ft2, with the largest c.25k ft2 and the smallest just 

100ft2 

v) 26% of units are occupied by F&B occupiers (vs. 15% at benchmark locations, 

with a lower provision of non-grocery retail occupiers than benchmark (24% vs 

benchmark of 52%). Services account for a further 38% of units, similar to 
Queensway but signicantly higher than all other benchmark locations. 
Comparisons to other locations are shown in more detail on page 27 

vi) 10% of units were vacant at the time of Pragma’s site visits in September 2020, in 
line with the benchmark average and considerably lower than Queensway (23%). 

 
2 Addressable market is a subset of the addressable audience and takes account of competing 

locations to estimate those who are currently using Edgware Road 
3 Annual spend potential is total annual retail and F&B spend for those who currently use Edgware 

Road. As some of their spend will be committed to other locations this is not a turnover estimate for 

the area.  
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However, at the time of Pragma’s follow up visit in May 2021, this had increased 

to 16% 

In contrast, the vacancy rate on Oxford Street has increased from 9% in January 2021 
to 17%4 

vii) 33% of leases are due to expire in the next 5 years, 32% in 5-10 years with the 
remaining 35% having more than 10 years before expiry5 (See Figure 2) 

 

Figure 2: Lease expiry profile 

 

viii) Zone A rents along Edgware Road are between £140-£200. While comparisons 

are not available for all benchmark locations, the average Zone A rent for nearby 

Oxford Street is reported as £9506, highlighting the scale of difference 
 

c) Economic Contribution 
 

i) The businesses surrounding Edgware Road are estimated to contribute c.£165m 

per annum to the economy, with corporate offices estimated to make the largest 

contribution (c.£87m), followed by hotels (c.£45m) 

 
ii) Night-time economy 
 

 
4 Source: Retail Gazette 
5 Source: Gerald Eve  
6 Source: Property Week 
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(1) Reflecting the economic contribution made by the hotels, Edgware Road has 

a substantial night-time economy, including two casinos (within a 10 minute 
walk) and a high provision of late night eateries. Reflecting this, footfall 
peaks after 7pm7, in contrast to Oxford Street where the footfall peak is 

earlier in the day 8 
 

(2) 210k workers are estimated to work in activities relating to the night-time 
economy in Westminster9 , a 25% increase since 2001 highlighting the 

growing importance of the sector.  
 

(a) 41k of these are employed within a 10 minute walk of Edgware Road, 

confirming both the importance of the area to the wider London night-
time economy, and of the night-time economy to the area, with workers 

within this sector accounting for c.31% of the local workforce 

(b) Supporting the importance of the leisure sector within the night-time 
economy, 60% of those travelling in London by public transport between 
10pm and 4am are doing so for leisure purposes10 

 

(3) Interviews with local stakeholders confirm that there is a high degree of 
crossover between the casinos and the hotels, while a high proportion of 
restaurant trade (particularly those with late night opening) stems from 

those in the area to visit the casinos 

(4) The addressable audience (and potential spend) for the night-time economy 

is a subset of the wider audience for Edgware Road. It is made up of tourists 

staying within the area, tourists staying in wider central London (attracted to 
Edgware Road by the presence of the casinos and restaurants). Interviews 

with local stakeholders indicated that international visitors were a key user 

groups 

d) Footfall 

i) Footfall peaks in June, July and August 

ii) Footfall volumes vary along Edgware Road, peaking at Edgware Road station to 

the north of the study area, and are typically higher on the eastern side of the 

street, where retail is of a higher quality and where the count point at Costa 
recorded 5.2m of footfall per annum 

 
7 Source: Marble Arch Partnership 
8 Source: New West End Company  
9 Source: Night Time Observatory – London Data Store 
10 Source: Trips made in London by time of day, Transport for London 
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iii) Edgware Road station is a key driver of footfall, with footfall at M&S, adjacent to 

the station, significantly higher – at 5.6m annually - than at other points along 
the road, including at Marble Arch underground station11 

iv) Footfall is 39% less on the west side of Edgware Road 

v) Edgware Road is a short walk from a range of London Underground stations with 
a total of 89m annual entries and exits . The two Edgware Road stations have a 
combined total of 12m annual entries and exits 

e) New developments 

i) New developments within the area are expected to attract c.£172m in additional 

spend per annum to the area with the majority of this from hotel guests 

(1) The development pipeline includes Church Street, Paddington Basin, Marble 

Arch Place, West End Gate along with a number of new hotels 

 

  

 
11 Count point at Pret a Manger 
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4) Recommendations 
a) Local context 

i) Edgware Road is a historic route, part of the initial Roman street pattern of 
London and its immediate hinterland.  Consequently, it is a well-establish civic 

boundary on several levels.   

ii) The late 19th century division between the Paddington and (St) Marylebone 
boroughs (and, indeed, the historic parishes, none of which straddled the 
Edgware Road) continues to be expressed in land ownership patterns (the 

Bishop of London / Church Commissioners to the west and the Portman Estate to 
the east), the current and proposed ward boundaries, and the split between the 

Paddington and Hyde Park, and Marylebone, Neighbourhood Forums.   

iii) The BID is relatively unusual in that it straddles both sides of the road. 

 

b) The recommendations have been developed taking into account the full report 

findings. They have been split into three distinct areas: BID actions, Public Realm and 
Sustainability Priorities and Planning Policy 

c) BID Actions 

i) In the short to medium term, the priority for Marble Arch BID is to support 
businesses, especially those reliant on the worker market and tourism industry, 
to ensure they remain viable for when the market picks up 

(1) Improve promotion of businesses to local residents:  Lack of awareness 

amongst residents of the offer available at Edgware Road is a key challenge 

for many businesses, particularly given the recent switch to a primarily 

residential audience. Further promotion of the offer by the BID can help 

address this shortfall and keep residents and potential users up-to-date on 

the latest status of businesses. Information such as which businesses are 
open, altered trading hours and promotional activity is crucial to drive 

footfall. The BID team is already providing a lot of the required information 

on the website and sending out targeted newsletters, but further promotion 
of this via social media may be required 

(2) Work with landlords to shift the balance between independent and national 
multiple occupiers to broaden the appeal to key user groups.  

ii) Enable the upskilling of local traders: In these unprecedented times many small 
independent businesses are struggling in the face of reduced custom and do not 

have the tools or skills to sufficiently adapt. Streamlining their processes, 
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reducing their cost base, expanding their reach and developing online profiles 

are all areas which require support 

(1) Whilst it is not within the BID’s remit to provide these services, local councils 
are offering courses and business support. The BID team is actively 
promoting these via targeted newsletters to help ensure occupiers can 

access the relevant support  

(2) The BID could also provide a directory of business services, to encourage 

local businesses to share skills and learn from each other. Through acting as 
a facilitator, the BID team can assist in building bridges between businesses 
and sectors, giving larger companies the opportunity to support smaller, 
local businesses within their supply chain 

iii) Facilitate landlord discussions: Reinforce the role of the estates as long term 

stewards of their assets and help them to understand the additional benefits key 

occupiers bring beyond rent payable to create a cohesion in aim between 
landlord and occupier. While the BID’s role should not be to intervene in landlord 
and tenant issues, they may be able to act as a conduit for discussions  

iv) Increase security: Security and feeling safe is a key concern for businesses and 

users of Edgware Road. With businesses being forced to close due to COVID-19 
restrictions and resulting declines in footfall, there is a risk that anti-social issues 

may become more prevalent if not kept in check. The street teams are seen as a 
very positive addition to combatting and managing these issues however, now 
more than ever, it is important that their presence is felt. Increasing patrols, 

when resources allow, and engagement with businesses is essential to provide 

reassurance. This will also promote sustainable transport options such as 

walking and cycling as users will feel safer exploring and moving around the area 

(this aligns with Westminster City Plan Policies 24 and 25)  
 

v) Utilise the audit: Marble Arch BID will have access to a full audit of occupiers on 

Edgware Road. This can be used to facilitate communication between the BID 
and landlords and the landlords and occupiers. With information on ownership, 
lease expiries and usage amongst other information, the BID can identify and 

target occupiers in need of engagement to serve its overarching goals 

(1) These lines of communication can be used to identify points of difference 
and uniqueness within the operators. This will help to create value through 

targeted promotions and a clearer brand identity for Edgware Road 

vi) In the longer term, there is a need to develop a strategy which helps build a 
strong identity for Edgware Road, through refining the proposition and 

supporting with marketing, events and education. Communication and 
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engagement with landlords and occupiers will be essential for the BID, which can 

act as a facilitator. The BID should also be supportive of evolving trends within 
the market. The re-purposing of units, particularly for residential will become 
more prevalent (due to relaxation of change of use planning restrictions12). The 

BID already as a key objective of supporting the Estates’ objectives in 
maintaining viability 

(1) Celebrate the diversity of heritage and culture in the area : There is a huge 
opportunity for discovery and education on Edgware Road through an 
exploration of the diversity of cuisine, culture and tradition within the area. 

Currently, “Middle Eastern cuisine” is often used as a catch all phrase, but 

contains incredible diversity including North African and Eastern 
Mediterranean 

(a) Through reviewing the audit and engaging with occupiers, the BID can 

identify and promote the vast variations in types of cuisine available, 

such as from Turkish, to Lebanese, to Iranian and more 

(b) These variances then need to be promoted through advertising. Events 

such as markets which specialise in different cuisine types, and festivals 

which celebrate culturally significant events, can help articulate this 

diversity which in turn helps establish an identity and fosters community 
engagement 

(c) The annual printed eating out guide, Taste of Marble Arch, is a excellent 
example of steps the BID have already taken alongside themed food 

tours and this should be continued, with increased frequency post 

pandemic 

(2) Consideration should also be given to how the physical environment can be 

modified through planning influences to evolve this proposition. This will be 

a key objective of the Retail Vision work to be carried out during the BID’s 
second term 

(3) Longer term leasing strategy should to be to increase the variance in 

international, both in type of offer and price point. Whilst this is beyond the 
BID’s remit, through facilitating greater communication across landlords and 

businesses, a clearer identity of what Edgware Road represents can be built 

 
12 Westminster City Council published notice on 21 July 2021 that they seek to make an exemption so 

that Class E floorspace in the Central Activities Zone does not benefit from new permitted 

development rights to residential use, through the introduction of a non-immediate Article 4 

Direction. If successful, this would protect CAZ retail clusters and help counteract re-purposing of 

ground floor commercial uses to residential. 
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vii) Encourage community engagement and bring forward assets and attractions: 

Whilst Covid-19 restrictions mean this is not currently possible, long term when 
normality returns, events which encourage community engagement and attract 
visitors to the area are encouraged. The success of current events such as Winter 

Wonderland that attract visitors to the area should also be built upon, light 
displays (e.g. Lumiere) or the development of routes which encourage linked / 

extended trips should be considered. These type of events have been well 
received and help to raise the area’s profile, build on its identity and create 

reasons to visit. Adding leisure and cultural assets would also assist in this, such 
as the planned Marble Arch Mound and Inside Out series, both scheduled for 
Marble Arch in 2021. 

viii) Support the changing nature of retail: The nature of retail and office working is 
fundamentally changing and the requirements for physical space are likely to 

reduce in the coming years. Re-purposing this space, particularly for residential 

is likely to become more prevalent. However, it will be important for the BID to 
work with the estates to help support retaining commercial uses to support the 

local supply chain and to support retail innovation, including the move to 
experiential uses, along with leisure and culture uses at ground floor 

ix) Explore the benefits of ownership: Single ownership provides an opportunity to 
develop a cohesive strategy in terms of tenant mix and quality of offer. Whilst 

ownership is mixed on Edgware Road, there are clear divides between the 
presentation of units under different ownership streams 

(1) The BID can open discussions with targeted landlords to encourage building 

improvements and more cohesive leasing to bring about an overall 
improvement in the quality and positioning of the Edgware Road offer 

 
 

d) Public Realm and Sustainability 

 

i) Improve user perceptions around litter and cleanliness: Whilst a remit of the 

council, litter and cleanliness are perceived by some stakeholders to be 
detractors to the environment on Edgware Road. However, based on Pragma’s 
site visits (September 2020), the area is generally clean and relatively litter free, 
other than some hotspots which the BID team is working to improve. The BID 

should continue to promote a litter free environment and engage with all 

stakeholders to ensure environmental impacts on resident and occupiers are 
minimised (in line with Westminster City Plan Policy 33)  
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ii) Improve the appearance of units: Work with occupiers and landlords to improve 

the quality of visual merchandising, private forecourt displays, shopfront 
signage, cleanliness of building exteriors (particularly upper floors) and 
pavements cleaning 

iii) Improve public realm: Work with local stakeholders to o improve the public 

realm including creating more pause points and to introduce additional green 
infrastructure 

iv) Improve the appearance of vacant units and maintain standards: The 
appearance of vacant units is inconsistent on Edgware Road. Whilst some units 
are well presented, such as those owned by The Portman Estate on Seymour 
Place which have put up vinyls, others are in a state of disrepair 

(1) There is an opportunity for the BID to work with landlords especially where 

clusters are emerging as leases come to an end to improve the appearance of 

these units. Whilst Marble Arch BID cannot fund improvements, some local 
councils offer grants which landlords can access. Such improvements would 
provide the opportunity to animate vacant units and to encourage 

meanwhile uses or pop ups 

(2) The BID can liaise between landlords and the council to identify any 
resources that may be available 

(3) The BID can also make it easier for landlords to maintain higher standards by 

providing: a list of recommended shop fitters that are verified, so landlords 
know who to use;  a list of agreed minimum standard requirements within a 

design palette to achieve uniformity and to reinforce / articulate the Edgware 
Road brand 

v) Improve wayfinding: This can be improved to not only ease navigation along and 

around Edgware Road, but also promote and raise awareness of businesses 

which are available, where they are located and to create a sense of place. 

Simple solutions include providing up-to-date maps on the website (including 
the location of different cuisines) and physical maps, signs and wayfinding 

points along Edgware Road. This will further enhance the areas permeability 
from a sustainable transport perspective.   

 

e) Planning policy context and recommendations 

i) Develop and feed into neighbourhood plan polices that sit alongside and 
complement Westminster’s City Plan (2021) designations, which include the: 

CAZ, CAZ Retail Cluster, Paddington Opportunity Area (small portion to the NW of 
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the BID), West End Retail and Leisure Special Policy Area (small portion to the 

south of the BID), Church Street Housing Renewal Area, Areas of Open Space 
Deficiency and several Local Centres. These destinations illustrate the 
opportunity that lies within the BID, with areas designated to promote growth 

and enhance the unique attributes of the area, while other areas are in need of 
additional investment to support enhancements to open space / green 

infrastructure. Working under this framework of designations to develop more 
neighbourhood specific policies can further enhance the BID’s economic profile 

while developing its sustainability credentials. 
 

ii) Cooperation with portfolio landowners. Continue to work with landowners, 

especially landowners with control of multiple properties, to promote and retain 
appropriate uses to support wider policy objectives. Direct cooperation with 

portfolio landlords could be referenced within any relevant emerging planning 

policy, so that the extent to which those landowners are able, and chose, to 
exercise fine grained control in support of wider objectives for the area could be 
taken into account in planning decision making 

 

iii) Licencing. Support more tailored planning guidance for outdoor seating to 
ensure activities which create public nuisance, amenity or public order concerns 
(i.e. shisha) can be controlled in terms of being able to operate externally.  

 

iv) Subdivision. Subdivision of shop-type units can detract from the quality of the 

environment and retail offer, for example by breaking up frontage or disrupting 

signage zones.  This can be controlled be developing policies, at a 
Neighbourhood Plan level, which sit in tandem with Westminster City Plan 

polices (Local Centres, WERLSPA, etc.,) which seek to protect and improve the 

leisure and retail experience and protect the unique character of these areas. 

The resistance against subdivision in key areas could be specifically referenced 
in local policy to provide additional weight. This would be consistent with legal 
advice Gerald Eve have received in similar circumstances elsewhere 

 

 
v) Plant and ventilation. The City Council, with the support of the BID, should 

continue to work with the various Forums and Amenity groups to identify gaps in 
the existing Policy framework and develop policies in the neighbourhood plans 

to ensure plant and ventilation equipment is designed, installed and maintained 

to an appropriate standard. The driver is the concern at the proliferation of 
poorly serviced, low quality cafes, restaurants and shisha with inadequate 
servicing arrangements.  Better enforcement could contribute to improved 
standards generally. It may, however, require greater monitoring and enforcing 
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for the installation of unauthorised lower level plant, and joint use of licencing 

and environmental health powers, to resist the proliferation of restaurants and 
cafes under Class E by:  

(a) Imposing appropriate conditions on planning permissions to require 

additional approvals for plant and equipment should an occupier intend 
to change between different uses within Class E;  

(b) Ensuring that proposals for new plant and equipment are of a high 
standard and will not lead to amenity impacts; 

(c) Taking into account the wider land use effects when considering 
proposal for new plant and extract equipment in line with Westminster 
City Plan Policy 33D and London Plan Policy D13 including, for example, 

the intensification of existing clusters of restaurants and developing 
policies at a Neighbourhood Plan level to support this; 

 

vi) Use of Conditions. We suggest emerging local policy further complements 
Westminster City Plan Policy 14B and provides additional detail surrounding the 
resistance of lower levels of active frontages being converted to residential use.   

In addition and in circumstances where existing policy is unable to restrict this 

occurrence, planning conditions will be used to re-assert some further control 
over the mix and balance of uses. The extent to which the continued use of 
conditions, perhaps allied to a neighbourhood plan policy, will be accepted by 

Government policy and the Inspectorate, both within plans and on planning 

permissions, should be monitored.  For example, proposals for the change of 

use, or comprehensive redevelopment, of buildings with ground floor frontage to 
Edgware Road could be subject to conditions requiring that active uses, as a 
minimum (or, potentially, specified uses within Class E) are retained. 

 
vii) Relaxation of existing conditions. Where buildings and units are the result of 

planning permissions, especially more recent permissions, it may be that they 

are subjection to planning conditions or s106 obligations that prevent changes of 
use or otherwise restrict the permitted uses, notwithstanding Class E. Where 

proposals come forward on sites with recent permissions any relevant planning 

obligations or conditions should be reviewed as, in those circumstances, it may 
be possible for the City Council to exercise greater control, having regard to local 

policy objectives 

 

 

viii) Shisha. The treatment of shisha uses should be monitored closely. The adopted 
City Plan contains policy seeking to resist shisha smoking uses in all but 
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exceptional circumstances, subject to proper mitigation.13  It is possible the two 

Neighbourhood Plans, if progressed, could provide an opportunity for more 
detailed consideration of shisha-related matters 

 

ix) Local identity. Consider establishing clear policy support in emerging local plan 
documents for a comprehensive set of identified public realm, identity and 

signage proposals (or appropriate locations) to improve the identity of the area 
 

x) Comprehensive redevelopment. Seek to include local policies that would 
promote comprehensive redevelopment of appropriate sites, to strengthen the 
area’s working population, providing investment for the renewal of the physical 

environment and replacing outdated high polluting buildings with sustainable 
efficient ones, and potentially creating the opportunity to re-establish some 

planning control over ground floor uses 

 

xi) Design codes and masterplans. Proposals for national planning reform suggest 

that greater use may be made of design codes and masterplans, led by a 
combination of Neighbourhood Forums and Westminster Council, to provide 
greater design input and greater certainty. This should be kept under review; 

design codes or master planning exercises led by the BID may provide an 
opportunity to exercise greater influence over the form and scale of 
development coming forward. It is also possible that design codes could be used 

as a tool to improve local streetscape quality and provide additional green 

infrastructure, for example by providing that shopfront designs that were 

consistent with a good quality design code would not require specific planning 
permission and facilitating the planting of trees, green wall, etc., 

 

xii) Highway boundary. Undertake a highways search for the Marble Arch BID area, 

and, if possible, publicise the results to define those parts of the footway and 
forecourts where licences are required for outdoor tables and chairs and 
shopfront displays 

 

xiii) Policy preparation and coordination Due to the recent adoption of the local plan, 
there is very little immediate opportunity to influence planning policy at a City 
level in respect of Edgware Road. Both neighbourhood forums are, however, in 
the early stages of the preparation of a neighbourhood plan. Given the road’s 

location as the boundary between the two forums, a degree of coordination and 

consistency of approach between the two should be encouraged, which this 

 
13 Westminster City Plan 2019-2040, Policy 17(F) (as proposed in Main Modification MM19, in the Main 

Modifications consultation dated November 2020, reference CORE_28) 
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study will assist with. The resultant outcome could be in the form of an Edgware 

Road corridor policy, or set of policies, that the BID, with other stakeholders, 
leads the preparation of, building on the recommendations of this study and 
other analysis.  The objective would be for these policies to be included within 

both the Hyde Park and Paddington Neighbourhood Plan, and the Marylebone 
Neighbourhood Plan, to provide consistency on both sides of the street to 

achieve a sustainable and prosperous outcome for Edgware Road 
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5) Existing offer  
a) Footfall 

 
i) Footfall peaks in June, July and August, before rising again from October for the 

Christmas shopping season. There is some degree of correlation with cultural 
events – notably Ramadan, Eid and Winter Wonderland – influencing customer 
visits – see Figure 314 

 

Figure 3: Footfall by month and week 

 

 

 

 

 

 

 

 

 

 

 
14 Data taken from footfall counters along Edgware Road and covers 2017-2019 
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ii) Footfall volumes vary along Edgware Road, peaking at Edgware Road station to 

the north of the study area, and are typically higher on the eastern side of the 
street, where retail is of a higher quality (see Figure 4) 

 

Figure 4: 2019 footfall heat map 

 

(1) Edgware Road station is a key driver of footfall, with footfall at M&S, adjacent 
to the station, significantly higher – at 5.6m annually - than at other points 

along the road 

(2) Footfall is higher on east side of the road, with the count point at Costa 

recording 5.2m of footfall per annum 

(3) Footfall is 39% less on west side of Edgware Road 
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b) Audit overview 

 
i) Retail audits are a fundamental part of Pragma’s approach to understanding 

commercial performance and opportunity. 

 
ii) GOAD data was used as the basis for the audit, including understand unit 

address, gross size, number of floors, use and adjacencies  
 

iii) These were validated via Pragma’s site visits (3rd and 30th September 2020) over 
the course of which the Pragma team reviewed all ground floor units within the 
study area to assess: selling area (key for understanding sales densities), stock 

package, signage, frontage, fixtures and fittings and staffing.  
 

iv) The visit was also used to: 

 
(1) Record any heritage designations and immediate environmental 

considerations that add to or detract from the pedestrian experience, check 
for subdivision of units and show where the unit trades outside its premises, 
whether with tables and chairs or goods 

 
(2) Estimate sales performance based on site visit data and known trading 

performance of similar occupiers. The full audit captures metrics including: 

address, unit size and selling area, number of floors, merchandise category, 

national multiple vs independent, stock package, quality of frontage / offer, 

ownership, lease length, rental tone and estimated sales performance. The 
full audit has been provided as a spreadsheet to the Marble Arch Partnership 

as part of the report outputs 

 

v) Combined, The Portman Estate and Church Commissioners own over half the 
units within the study area (Figure 5) while other owners own either solus units 
or small blocks. The Church Commissioners ownership is held through legacy 

long leases with other entities (e.g. Criterion Capital) who have the end 

relationship with tenants. The Portman Estate will generally have a direct 
relationship with their tenants, giving them a greater degree of direct control of 
the quality and appearance of units within their ownership.  
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Figure 5: Count of retail and service units, split by ownership 

vi)  The ground floor commercial offer is led by F&B and services (e.g. banks, beauty 

salon, currency exchange, estate agents), which account for over half of all 

occupied units (Figure 6). As at July 2021 there were 27 Bureau de Change and 
money transfer outlets operating within the study area.  

 

 
Figure 6: Count of retail and service ground floor units, split by merchandise type 

 

(1) 18% of units are grocery occupiers (including both national multiples such as 
Waitrose and small independent convenience stores such as Marble Arch 

Food) while 24% are non-grocery retail including small outlets in subdivided 
units. (Please note that hardware and homeware stores would fit within 
other retail, specifically household goods) 

 
(2) 10% of units were vacant at the time of Pragma’s site visits (3rd and 30th 

September 2020). This is in line with the average for benchmark locations, 
and considerably lower than that at Queensway (23%). However, as of 

Pragma’s follow up visit in May 2021, 16% of units were vacant. Although a 
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comparison with other locations is not possible, vacancy rates are likely to 

have increased at a similar rate due to the impact of the pandemic.  
 

vii) There is low representation of national multiples, reducing appeal to consumers 
unfamiliar with the independent offer. 81% of units (by count) are independent 

operators, compared to 62% at benchmark locations. By floorspace independent 
occupiers account for 45%, compared to 22% at benchmark locations 

 
viii) Unit frontages were assessed on a quality score between -5 to +5 considering 

presentation, cleanliness, tidiness and clarity of proposition. F&B units received 

the highest average scores (+1.2) while the average score for retail, grocery and 
services units was between +0.3 and +0.5. Examples of higher scoring units 
include Maroush Gardens, Starbucks and Java U 

 

 
ix)  Zone A rents along Edgware Road are between £140-£200 while the average 

unexpired lease term is 15 years 



 

Page 30 
 
 
 
Pragma Consulting 
1 Monkwell Square 
London EC2Y 5BL 
United Kingdom 
 
+44 (0) 207 082 5282 
pragmauk.com 
 

 
 
 
Pragma Consulting Limited. Registered in England and Wales no: 2184185. Registered office: Handley House, Northgate, Newark, Nottinghamshire NG24 1EH. A member company of Handley House 
Limited. 

 

      

x) For its size, Edgware Road has an over-representation of services, grocery and F&B, providing a functional offering compared to competitors 

(see Figure 7). However, in the current economic client, a lower degree of reliance on retail is potentially a benefit rather than a disadvantage 
 

 

Figure 7: Comparison to benchmark locations 
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c) Zone overview 

 
i) The study area has been split into zones (Figure 8: Study area by zone 15) to 

provide a more detailed view of provision, ownership, performance and lease 

expiry to feed into specific recommendations for each zone  
 

 

Figure 8: Study area by zone 

 
15 Map source: Experian Goad; Study area extends to Marble Arch although not shown on plan 
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ii) Zones are based on type and quality of occupier, ownership and road 

boundaries. While some are split between east and west, others include both 
sides of the road, generally where there is little difference in offer or ownership. 
Top line key performance metrics are detailed in Figure 9 

Figure 9: Breakdown of performance by zone 

Zone Key Occupiers Count of 
units 

Average 
sales 

Density16 

Average 
Score 

Average 
unexpired 

lease term 

A Hilton, M&S 61 £598/ft2 -0.2 14 

B Barclays, Boots 23 £554/ft2 1.1 10 

C17 Grosvenor 
casino, Waitrose 

21 £1,258/ft2 0.2 4 

D Ryman, Al Arez 23 £498/ft2 0.1 14 

E Tesco, Green 
Valley 

24 £824/ft2 0.4 9 

F Maroush 

Gardens, Hertz 

24 £618/ft2 0.5 33 

G18 Paul, Starbucks 38 £715/ft2 1.7 15 

 

 
  

 
16 Estimated sales performance excludes units classified as services but are inclusive of Grocery 
17 Waitrose and Argos account for 85% of Zone C sales contributing to high sales density 
18 Marble Arch Place has been excluded from this analysis 
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d) Night-time economy 

 
(1) Edgware Road has a substantial night-time economy, including two casinos 

(within a 10 minute walk) and a high provision of late night eateries. 

Reflecting this, footfall peaks after 7pm19, in contrast to Oxford Street where 
the footfall peak is earlier in the day 20 (see Figure 10) 

Figure 10: Footfall by time of day 

 

 

 
(2) 210k workers are estimated to work in activities relating to the night-time 

economy in Westminster21 , a 25% increase since 2001 highlighting the 

growing importance of the sector.  

 

(a) 41k of these are employed within a 10 minute walk of Edgware Road, 
confirming both the importance of the area to the wider London night-
time economy, and of the night-time economy to the area, with workers 

within this sector accounting for c.31% of the local workforce 

 
19 Source: Marble Arch Partnership 
20 Source: New West End Company  
21 Source: Night Time Observatory – London Data Store 
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(b) Supporting the importance of the leisure sector within the night-time 

economy, 60% of those travelling in London by public transport between 
10pm and 4am are doing so for leisure purposes22 
 

(3) Interviews with local stakeholders confirm that there is a high degree of 
crossover between the casinos and the hotels, while a high proportion of 

restaurant trade (particularly those with late night opening) stems from 
those in the area to visit the casinos 

(4) The addressable audience (and potential spend) for the night-time economy 

is a subset of the wider audience for Edgware Road. It is made up of tourists 

staying within the area, tourists staying in wider central London (attracted to 
Edgware Road by the presence of the casinos and restaurants). Interviews 
with local stakeholders indicated that international visitors were a key user 

groups 

 

  

 
22 Source: Trips made in London by time of day, Transport for London 
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6) Addressable audience overview 
a) The catchment benefits from affluent residents within the immediate vicinity, 

supplemented by office-based workers and international visitors. Key characteristics 
of each are detailed below 

 

e) There are 21k residents within a 10-minute walk of the study area. 42% are aged 25-
44 while pre-family and child free households are most prevalent. Residents are 
ethnically diverse and affluent. 75% are characterised as high-status city dwellers 

pursuing careers with high rewards.   

i) Residents: Penthouse Chic 

(1) These young, single, highly successful professionals account for 48% of 

residents in a 10-minute walk; on-the-go and leading busy, career focused 
lifestyles, Edgware Road serves a convenience role. They desire a more 

upscale and distinctive proposition and are likely to socialise near to work 
during the week 

ii) Residents, World Class Wealth 

(1) Global high flyers and affluent families that lead luxurious lifestyles and seek 
more experiential and high-end retail and F&B locations; Edgware Road 
would have to offer something upscale and of high quality for this most 

affluent residential group to visit. It currently serves a limited functional and 
convenience role for these shoppers 

 

f) Pre-Covid, 133k workers were based within a 10 minute walk of Edgware Road, 60% 

of which are office workers, predominately in professional, scientific and technical 

occupations, alongside IT and finance. The remainder are non-office workers, 
predominately in accommodation and service roles, retail and healthcare 

(1) Office workers are likely to visit Edgware Road most frequently during 

lunchtimes and after work. However, demand for retail and F&B is likely to 

be directed towards locations with a more attractive environment and 
appropriate offer including Oxford Street, Seymour Place, Merchant Square 

and Paddington (Please see Usage and satisfaction for feedback from 
primary research with office workers) 

(2) Non-Office workers are less likely to visit and spend less than office workers, 
given less-structured working hours, though their broad demands are 
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similar, especially with regard to efficiency of service. They will however have 

higher acceptance of more mainstream brands 

g) There are 1.1m annual tourist visits committed within a 10-minute walk of Edgware 
Road, generating £583m of turnover. This turnover is committed across a range of 
locations within the 10-minute walk area and Edgware Road businesses will only 

capture a small share of this spend (see Figure 11 and Figure 12). 

Figure 11: Tourist spend methodology 
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Figure 12: Tourist trips and spend 

 
 

h) Tourist visits to Edgware Road are driven by International (including those on short 

breaks and those staying for longer periods) and Domestic overnight visitors staying 

in nearby hotels or visiting friends and relatives. Whilst there are numerous 
attractions within close proximity, there are limited reasons for day visitors to visit 

Edgware Road itself 
 

i) Edgware Road fails to fully capitalise on the potential spend of tourists. Locations 
such as Connaught Village and Paddington Basin are better placed (in terms of 

suitability of offer) to capture linked trips from tourists visiting the wealth of 
attractions in the wider 20-minute walk time, which includes attractions such as 

Madame Tussauds (2.5m annual visits), Sherlock Holmes Museum (70k annual visits) 
and Wallace Collection (419k annual visits), in addition to Hyde Park and Marble Arch 

 
i) With over 100 hotels within a 10-minute walk of Edgware Road, there is 

opportunity to capture tourist spend, particularly in F&B, i.e. by encouraging 

tourists to eat out close to their hotels 
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j) Market size overview 

i) Based on total available spend, the total annual spend potential is £3.3bn. This is 

the total market that Edgware Road could potentially have access to if it was 
able to attract all potential users to visit. Wider residents (from beyond a 10 min 
walk but within a 10 minute drive time radius23) and visitors account for the 
largest overall market sizes (Figure 13), however, their spend will be more 

challenging for Edgware Road to capture due to the high competition, lower 

penetration (proportion of the overall market that visit Edgware Road) and lower 
conversion (proportion of those that do visit that make a purchase) 

Figure 13: Potential market size by user type 

 

 

 

 
23 Although the majority of visitors to Edgware Road arrive on foot or by public transport, assessing a 

wider drive time catchment captures not only those who may arrive by car but also those from the 

wider London area who are attracted by the international retail and F&B mix, reported by occupiers to 

be a key part of their customer base.  
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ii) Given the extent of competing provision, the addressable market (made up of 

the annual spend of those people that currently use Edgware Road) has an 
annual market size of £172m. Workers and visitors make up over two thirds of 
Edgware Road’s addressable market and F&B is an important market, 

accounting for half of total spend (Figure 14) 

 

 

Figure 14: Addressable market - spend by merchandise category 
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k) Detailed Demographics 

i) 21k residents live within a 10-minute walk of Edgware Road, including in 
Paddington and Marylebone 

(1) Edgware Road is dominated by pre-family and child free residents (57% of 
residents within a 10-minute walk); proportions over-index both London and 
UK average, with 25-44’s representing the largest age group. Local residents 
are also predominantly employed in AB occupations (>40%) 

(2) Ethnicity is less varied compared to the London average, however Other and 

Asian ethnicities are prevalent 

(3) Compared to London, renting, although a common dynamic, is high 

correlating with low home ownership levels 

(4) Household income however is high at £115k, +62% vs the London average, 
reflecting affluence 

 

ii) Mosaic is a geodemographic classification used within this study to understand 

key demographic groups. It is made up of 15 groups, each of which is then 
broken down to a more granular level. Developed by Experian, it provides a 

guide of the typical lifestyle of residents 

iii) The immediate catchment around Edgware Road is more affluent, with City 
Prosperity (high status city dwellers) accounting for 75% of residents within a 10-

minute walk; affluence decreases with distance from Edgware Road, with the 
proportion of residents classified as Municipal Challenge increasing within the 

wider drive time catchment  

iv) Edgware Road’s four core residential Mosaic groups are split by type in Figure 15, 
to provide a greater level of detail. Pragma have used these to inform pen 

portraits of Edgware Road’s core user groups 
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Figure 15: Resident demographics; Mosaic profile of residents within a 10 minute walk 

 



 

Page 42 
 
 
 
Pragma Consulting 
1 Monkwell Square 
London EC2Y 5BL 
United Kingdom 
 
+44 (0) 207 082 5282 
pragmauk.com 
 

 
 
 
Pragma Consulting Limited. Registered in England and Wales no: 2184185. Registered office: Handley House, Northgate, Newark, Nottinghamshire NG24 1EH. A member company of Handley House 
Limited. 

 

      

v. Residential spend represents the total annual spend which will be spent across multiple locations; Edgware Road will only capture a 

share of this spend. Within a 10-minute walk, there is £218m of spend available from residents, 73% committed to non-grocery items. 
F&B annual spend per head is 92% above the London average (£3,036) within a 10-minute walk of Edgware Road, showing high 

demand amongst local residents for eating out (see Figure 16) 

Figure 16: Resident annual spend 
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vi) There are 133k workers within a 10-minute walk of Edgware Road, with c.60% being office workers across business professions, and c.40% in 

non-office occupations. Total potential spend for workers is estimated to be £97m. Key requirements from Edgware Road are F&B and 
convenience grocery. (See Figure 17) 

Figure 17: Worker profile and spend24 

 

 
24 Based within a 10 minute walk of Edgware Road 
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l) Economic contribution 

i) The variety of the commercial offer available on Edgware Road is an important 

point of difference, in particular the high number of small, independent 
occupiers  

(1) Edgware Road differentiates itself through the international focus of its 

independent occupiers including: The Salt Whiskey Bar (Indian food menu 
and outdoor shisha bar); Ranoush Juice (Middle Eastern cuisine); Tarboush 

(Lebanese and Mediterranean cuisine); Maroush (Lebanese cuisine) 

(2) An additional point of attraction for residents and workers are the 

distribution and pick-up based businesses on Edgware Road, drawn to the 
area by its accessibility. These include: Waitrose (for John Lewis click & 

collect); DHL service point; Hertz car rental pick up point; Argos: Click & 
collect services; Tesco Direct Click and Collect 

ii) Edgware Road possess a number of key strengths which position it well relative 
to comparable locations, namely its contribution to London’s economy – which 

can be seen through the employment created by businesses in the area – the 
independent businesses that differentiate it from other high streets, and the 

broad offer available 

(1) Edgware Road creates employment through a number of channels: Hotels 
and hospitality providers; Events staff and corporate events spaces; 

Corporate Head Office locations ; Cafes, coffee shops and grab & go units; 

Supermarkets and grocery stores, including national brand and independent 

units; Numerous small, independent businesses 

(a) Edgware Road has a number of unique features that differentiate it from 

other high streets in London: a wide variety of small, independent 
businesses selling a range of products and services to customers; 
cultural diversity of the local retail and F&B offer, with a focus on Middle 

Eastern inspired units; attracts a wide profile of visitors, including 
tourists, local visitors and residents 

(b) The commercial offer includes some retail, a range of F&B units and 
leisure services: leisure services, including a casino; casual dine F&B 
units, with significant cultural diversity; pick and drop off delivery 
services  

iii) To calculate the economic contribution of Edgware Road and other nearby high 

street locations, we multiply the number of workers in different sectors by the 
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profit per employee. This has been informed by reviewing the annual accounts of 

a representative sample of businesses for each sector 

(1) Corporate offices and hotels account for almost two-thirds of total 
employment. The economic contribution of hotels and corporate offices is 
correspondingly significant for Edgware Road. The contribution of hotels 

(estimated to be £45.4m) is higher than Baker Street and Marylebone High 
Street 

Figure 18: Edgware Road economic contribution (GVA) vs. London high street locations (£m)25 

 

 

(2) Edgware Road has the largest economic contribution from hotels of the 
three locations, with big employers such as the Hilton and Marriott 

(3) The significant economic contribution of head offices on Edgware Road is 
driven by the presence of financial services firms  

(4) Due to lack of national brand representation, Edgware Road’s economic 
contribution for F&B is lower than Baker Street 

 
25 Based on estimated contribution to national economy 
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7) Usage and satisfaction 
a) To attain a detailed view of how different user groups use Edgware Road and their 

perceptions of the area, Pragma has conducted a programme of primary research 
(including an online survey and detailed telephone interviews with key stakeholders) 
as well as findings from desk research (across numerous news and consumer review 
sites) and site visits 
 

b) When considering Edgware Road’s strengths and weaknesses it is important to note 
that certain features, such as shisha and the casino, are perceived as weaknesses by 
some groups and by others as a strength 
 

c) Key strengths for the area are: 
 

i) Highly accessible location, with strong public transport links  

ii) Varied customer base including affluent residents, large worker population and 
sizeable tourist market 

iii) Convenience-based offer helps drive frequent visits 

iv) International grocery and F&B offer provides authenticity and point of difference 
vs. other locations 

v) Casino, bars, restaurants and hotels provide a leisure offer and evening economy 

vi) High degree of consolidated ownership, with over half the units owned by two 

estates 

Figure 19: Traffic and shisha usage on Edgware Road 
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d) Weaknesses are identified as:  

i) Limited breadth of retail and F&B offer (offer, presentation and price point) due 

to duplication across the study area 

ii) High provision of subdivided units, the majority with Bureau de Change 
included, which contributes towards negative perceptions of the area. As at July 

2021 there were 27 Bureau de Change and money transfer outlets operating on 
Edgware Road.  

 
iii) Low general standard of shop-fit, presentation and visual merchandising 

iv) Environment, dominated by major thoroughfare, not conducive to extended 
dwell times. Specifically: 

(1) Both residents and workers acknowledged that crossing works have 
improved movement and access but the area is still dominated by traffic 

(2) The area lacks the green infrastructure and natural pause points that can be 
found in competing locations 

(3) Both residents and workers noted that street ‘clutter’ (such as forecourt 

displays) create a poor visual environment 

(4) Air pollution is also noted to be an issue. However, the extension of the ULEZ 
should assist in mitigating this as the initial area has contributed to a 

reduction of 44% in roadside nitrogen dioxide26 

v) Lack of cohesion in the overall retail and F&B mix and lack of recall of any 

promotion of the offer 

vi) Issues around begging and rough sleeping 

 
26 Source: https://www.london.gov.uk/press-releases/mayoral/dramatic-improvement-in-londons-

air-quality) 
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Figure 20: Subdivided unit and low visual merchandising standards 

 

e) Church Commissioners have less control over the tenant mix of their ownership of 

Edgware Road units (due to legacy long leases) and the ownership beyond that of 

The Portman Estate is fragmented 

f) There is a disparity between the multifaceted users of Edgware Road and its offer; for 
affluent local residents and corporate workers, the retail lacks relevance beyond key 

convenience. However, for the Middle Eastern community and international visitors, 
the speciality restaurant and food offering is a fundamental draw of the area 

g) For residents, key usage reasons are: 

i) Convenience – Edgware Road is deemed a convenient and functional 

destination, used due to its proximity 

ii) Grocery – Most use Edgware Rd for grocery shopping, at M&S, Waitrose and 

independents, on a weekly basis 

iii) F&B - Residents eat out on Edgware Road about once a month, not utilising the 
fast food outlets. They do purchase items, such as coffee from the national 

chains, on a more frequent basis 

iv) Retail – Edgware Road is occasionally frequented for gift shopping or for click 

and collect. Clothing, personal items or household items are rarely purchased 

here 

v) Services – Used frequently, such as banks, beauty salons or pharmacies  

vi) Thoroughfare to other locations or transport connections 
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vii) Key brands for residents include Waitrose, Maroush, Pret a Manger, Argos and 

Paul 

h) Key usage of Edgware Road among workers includes: 

i) Convenience - Convenient and functional destination, used due to its proximity 
to place of work 

ii) F&B - Used infrequently for F&B, mainly for lunch or to pick up essential food 

items. The offer is perceived as unsuitable for clients, so not used for 
entertaining or meetings. Is not frequented in the evenings, most will go 

elsewhere for drinks or food, but sometimes workers will pick up food late in the 
evenings if they are working late 

iii) Services – Used frequently, such as banks, beauty salons or pharmacies  

iv) Thoroughfare from transport connections to the place of work27 

v) Key brands for workers include Pret a Manger, M&S, Paperchase, Boots, Paul, 

Tesco and Ryman 

i) Key usage of Edgware Road among users of Leisure venues includes: 

i) Leisure destination – Those staying in the hotels in the Edgware Road area use 

leisure venues such as the casino 

ii) Shopping – Those staying in local hotels use this area as a base for Oxford Street 

/ West End shopping 

iii) Connectivity – Popular due to its connectivity to major transport hubs, such as 
Paddington, with connections to Heathrow  

iv) F&B - For overseas and domestic visitors from the Middle East, speciality cuisine 
is particularly popular, alongside Middle Eastern speciality grocery providers 

v) Shisha - A Shisha destination for domestic visitors from London and overseas 

visitors 

vi) Thoroughfare from the hotels to transport connections or other tourist locations 

vii) Key brands that attract leisure venue users include Grosvenor Casino, Maroush 
and Green Valley 

 
27 Anecdotal feedback from local stakeholders suggests that some users prefer using the parallel / side 

streets to walking along Edgware Road but this was not brought up during primary research. 

However, it should be noted that the primary research was carried out at a time of lower office 

attendance and with significantly lower footfall along Edgware Road.  
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j) Perceptions of Edgware Road are complex. Its vibrancy, cultural diversity and 

uniqueness are seen as great positives, but are offset by anti-social issues that 
reinforce negative associations. Fundamental structural aspects (such as the road 
network) both draw visitors to the area and hinder potential visitors’ use of the offer. 

See Figure 21 

Figure 21: Positive and negative words used to describe Edgware Road28 

 

 

i) Culture and diversity are seen as positive selling points for Edgware Road, 
offering something unique. For some businesses, their customers are almost 

exclusively the Middle Eastern London community and tourists  

ii) Homelessness and begging is a significant detractor to the area and reinforces 

negative perceptions. While this is an issue that is raised across London and the 
UK in general, perceptions are that it is more of an issue on Edgware Road than 
nearby locations and that a contributary factor may be the large number of 
Middle Eastern visitors for whom charitable contributions are mandated by their 

religion.  It is a particular concern for workers who frequent the area on a daily 
basis and for businesses who feel it is damaging to trade. There is awareness, 
particularly amongst residents, that a lot had been done to try and improve the 

 
28 Respondents to the online survey were asked to state their favourite and least favourite thing about 

Edgware Road. Some of the words given as their least favourite could be also be taken as positives 

(e.g. redevelopment, atmosphere etc) 
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situation by the Council, police and BID in joint operations, but a lack of change 

has seen resident attitudes becoming resigned to it 

Figure 22: Begging on Edgware Road 

 

 

iii) Blatant drug use, dealing and indications of prostitution were key concerns for 

residents and traders although factors such as the presence of street teams is 
seen as a positive. The risk, however, is that if these factors are allowed to 

predominate, potential users will continue to go elsewhere 

iv) For women in particular, safety on Edgware Road is more of a concern and some 

business have been faced with the challenge of female staff feeling unsafe due to 
the atmosphere created by cultural issues around male-centric environments 
while shisha usage is a deterrent for a variety of users. There is limited 

opportunity for the BID to control cultural challenges, but working with shisha 

operators to address stakeholder concerns should have long term benefits (See 

Planning policy section for further detail) 
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Figure 23: Late night cafe culture on Edgware Road 

 

v) The BID is already funding a Neighbourhood Co-ordinator to address concerns 

over anti-social behaviour. However, litter29, traffic and unattractive environment 
were all areas of dissatisfaction that could be more readily influenced. Initiatives 
to facilitate pedestrian movement, such as signalled crossings have been well 
received  

vi) Cleanliness and environment/atmosphere are in the top 3 most poorly rated 

factors in the resident survey and for workers and employers. Factors such as 
poor quality shopfronts contribute to these perceptions  

 

 
29 Litter was raised as an issue by some respondents to the online survey. However, based on Pragma’s 

site visits, this is not significantly different to the wider area 
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Figure 24: Poor quality shop front contributing to perceptions of environment 

 

vii) Users generally reported that whilst there was the opportunity to spend more 

time on Edgware Road, such as with outdoor seating areas, the overall 
environment, with the noise and fumes from traffic, lack of green spaces, shisha 
smoking and the presence of beggars discouraged them from doing so. Instead, 

they visit nearby areas such as Connaught Village. 

viii) Traffic was viewed as a detractor to the environment and raises concerns around 
the safety of crossing the road. However, given Edgware Road is part of the inner 

ring road, this is generally viewed as something that was part of the area and a 
necessary evil. Most users felt that although safety of crossings have improved, 

severance remains a key issue 

Figure 25: Traffic detracts from environment 

 

ix) There is a clear desire amongst users to improve the general environment and 

provide greater security, but crucially, users felt Edgware Road suffers from a 

lack of identity. Cultivating a clear brand, and generating the support of 
landlords, occupiers and the community, would drive engagement and 

commercial performance. In terms of a brand identity, it may be beneficial to 
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make more of the proximity to the emerging park district and to Marble Arch, or 

to Paddington at the north of the study area. However, it would be advisable to 
test potential brands with a wide range of user groups 

k) The lack of relevance of the tenant mix for residents and workers is a challenge that 
is currently difficult to overcome given the pandemic and limited demand for 

physical space. With many businesses reliant on workers and tourism, support is 
going to be needed to ensure their viability 

l) Primary research confirms that a large number of businesses on Edgware Road are 
heavily reliant upon office workers and tourism – particularly from the Middle East – 
to drive business. Post lockdown, some traders have seen business fall by as much as 
70%, with indications they are uncertain of their long term viability.  

i) These businesses are now almost solely reliant upon the residential market. 

Some, such as the national multiple retailers (e.g. Boots, Holland & Barrett), are 

well placed to serve this market and their key issue is raising awareness amongst 
residents of their presence and opening hours. For others – including smaller 
independents or speciality retailers – there is clear evidence that their offer 

fundamentally lacks relevance to the nearby affluent residents.  

ii) With the prospect of neither tourism nor typical worker volumes returning in the 
short to medium term, businesses need to continue to adapt their offer to better 

serve the needs of local residents  
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8) Competitive positioning 
a) The opportunity to develop a commercial offer that is more relevant is impacted by 

nearby competition. Mass market retail is well provided by Oxford Street, while 
upper middle and premium brands are clustered around Connaught Village and 
Marylebone High Street (Figure 26). High competing provision of upscale and mass-
market retail captures the demand available leaving a functional market opportunity 
which Edgware Road currently occupies. There is an opportunity for Edgware Road 

to provide a higher quality functional offer and expand its experiential offering  
 
Figure 13: Benchmark positioning and brand mix 

Figure 26: Benchmark positioning and brand mix 

 

 

b) Most retail locations become more premium in terms of price point as the offer 
becomes more experiential and unique. This does however tail off, in order to avoid 

becoming too exclusive and price out a large proportion of users (Figure 27) 
 

c) The future opportunity for Edgware Road is limited by the quality and proximity of 

the nearby retail offer. While the affluence of local residents and workers suggests 
demand for an upscale retail mix, this offer is well catered for within Oxford Street, 
Connaught Village and, slightly further afield, in Marylebone High Street. It may, 
however, be able to build on the area’s existing strengths, in particular the middle 

eastern offer, to curate a more experiential offer than is currently available 

i) With an eclectic offer, Church Street shows that it is possible to have an 
experiential offer at a lower price point  
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Figure 27: Benchmark scheme positioning, by price point and offer positioning 
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9) Opportunities  
a) Edgware Road’s accessibility and varied forms of consumer demand make it more 

resistant than other locations to changes in consumer and occupier behaviour and 
provides a strong base as/when worker and tourist numbers return 

Figure 28: Key access routes 

 

 

i) Edgware Road borders the congestion zone, the inner ring road and the ULEZ 
(which is due to be extended to cover the whole of London later in 2021). Whilst 

this means that users are able to use the road without paying, it does mean that 
traffic is funnelled down the road as it serves as a major through road 
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(1) Based on the impact of the initial ULEZ (which has contributed to a reduction 

of 44% in roadside nitrogen dioxide30), the extension of the ULEZ is likely to 
lead to an improvement in air quality  

ii) The extension of the congestion charge zone, which now is in force 7 days a week 
up until 10pm, has caused problems for businesses whose users previously drove 

from across and outside London. Some companies such as Green Valley are 
offering to offset this, by refunding the charge for anyone who spends over a 
certain amount 

iii) Edgware Road is a short walk from a range of London Underground stations with 
a total of 89m annual entries and exits (Figure 29). The two Edgware Road 
stations have a combined total of 12m annual entries and exits 

iv) Bus routes provide access to and from locations including Oxford Circus, 

Paddington, Victoria, Knightsbridge, Maida Vale, Willesden, and Acton 

v) Cycling has been growing in popularity, particularly during COVID-19 lockdown 

and as a result of increased provision of cycle routes across London. Corporate 

businesses have been encouraging workers to cycle into the office to avoid 
public transport, which is likely to continue to gain traction. Although Edgware 

Road itself is not cycle friendly (due to congestion, pollution etc), the BID has 
been promoting local east-west cycle routes and bringing in new cycle parking in 

the BID area 

Figure 29: London Underground annual entries and exits (m) 

 

 
30 Source: https://www.london.gov.uk/press-releases/mayoral/dramatic-improvement-in-londons-

air-quality) 
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b) Edgware Road is benefitting from significant ongoing investment with new 

developments drawing additional footfall and spend to the area31. As these come to 
fruition, they may have the added benefit of raising the area’s profile with other 
investors (Figure 30) 

Figure 30: Development pipeline 

 

i) Residential developments north of the Marylebone Flyover are aimed at affluent 

professionals, although developments do include a share of affordable homes 

 

 
31 Pipeline developments also include developments outside the mapped area (e.g. the regeneration 

of Church Street and Paddington Green Police station), including in Marylebone and Paddington and 

the regeneration of Church Street 
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Figure 31: Estimated annual spend generated by new developments32 

 

ii) Mixed use developments around Marble Arch highlight how some landlords (i.e. 

The Portman Estate) are proactively improving the quality of their assets 

iii) When the central section of the Elizabeth Line opens in 2022 (closest stations at 

Paddington and Bond Street), it has potential to draw additional spend to the 
area, increasing Edgware Road’s attractiveness as a base for businesses 

(1) When it opens 1.5 million more people will be within a 45-minute commute 

of the major employment hubs of Paddington, the West End, the City and 
Canary Wharf 

(2) In order to benefit from this, businesses on Edgware Road need to adapt 

their offer to the needs of commuters, while landlords may be able to benefit 

from potential increase in demand for office space within a short walk of one 

of the main London commuter stations  

(3) With additional connections to London Heathrow, hotel venues could benefit 
from visitors being able to access venues via Paddington  

(4) Passengers may also switch routes and come into the area via Bond Street or 
Paddington, alleviating congestion at Marble Arch 

iv) The developments are expected to attract c.£172m in additional spend per 

annum to the area with the majority of this from visitors  

 
32 Total spend is total annual spend by residents, workers and hotel guests (during their stay). The 

smaller figure takes into account the scale and quality of competing destinations and is the spend 

attainable by occupiers on Edgware Road 
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10) Covid implications 
a) Central London is the region suffering most in terms of footfall recovery post initial 

Covid lockdown, with footfall down c. 50% year-on-year in October, compared to a 
decline of 30% across the UK. Central London is impacted by the significant 
reduction in visits from tourists and workers to the capital, and residents frequenting 
more local options 

i) Edgware Road footfall is down due to a reduction in visits from all key groups: 
tourists (international, domestic overnight, domestic day visitors), workers and 

residents 

ii) Figure 32 highlights the impact that reduced movement has had at points along 

Edgware Road 

Figure 32: Edgware Road footfall comparisons 
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iii) Outside the Hilton, an 85% decline in footfall in April and an 83% decline in 

footfall in August were witnessed compared to the previous year 

iv) Speaking first-hand with local businesses in Edgware Road highlights the impact 
that COVID-19 has had on performance and the need for businesses to have the 
support to see them through this challenging period 

v) Whilst there are 133k workers within a 10-minute walk of Edgware Road33, in the 
UK a third of workers are now working remotely34 (as of October 2020) and this 

will likely continue in the short to medium term, with a number of major 
companies planning to continue to have staff working remotely until mid-202135 

(1) Major companies confirm that staff will continue to work from home into 
2021, highlighting the impact on high streets and town centres reliant on 

workers 

(2) The London job market has taken a significant hit and vacancies have fallen 
three fifths since COVID-19 began.36 The number of people claiming 

unemployment benefits has soared 150% to 460k (highest rate of increase in 

England)37. The high proportion of workers within a 10-minute walk time of 
Edgware Road employed in accommodation, food services and retail (24% of 

workers) are likely to have been negatively impacted as a result of cutbacks 
from lower footfall and spend at hospitality and retail chains 

b) COVID-19 has accelerated workspace trends seen in the last decade. There is greater 

demand for flexible co-working space (e.g. We Work) as a result of increased remote 
working. This could reduce spend available from this group to their place of work by 

40% 

i) Remote working: geography is no longer a factor and with technological 

advances, more people are able to work remotely. Implications include: 

(1) Significantly reduced worker spend available at place of work 

(2) Reduced demand for quantum of office floorspace 

(3) Lower ‘spin off’ visits (visits to retail and F&B outlets near the office) 
generated  

 
33 Source: Experian 
34 Source: ONS 
35 Source: The Guardian 
36 Source: Workplace Insight 
37 Source: Financial Times 
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ii) Flexible workspace: growing demand for supportive, co-working workplaces 

beyond home offices and work. Post-pandemic implications may include: 

(1) Smaller office footprints required 

(2) Shared office spaces in demand 

(3) Flexible office leases demanded 

(4) Smaller / local / regional offices more prevalent 

iii) Office re-design: offices are evolving to mirror living environments, through more 

collaborative and social spaces. Implications include: 

(1) Office redevelopment required including a move away from high density 
offices, with hot desking less appealing  

(2) Quality on-site facilities i.e. gyms, roof terraces, secure cycle parking and 

showers 

(3) Demand for relevant adjacent F&B and leisure facilities 

iv) Technology “the smart office”: offices must promote solutions for seamless ways 

of working and communicating 

(1) Demand for high quality office space 

(2) Demand for ease of accessibility of location 

(3) Demand for safety and security of environment 

v) In the longer term, if the pattern for workers were to become 3 days in the office 

and 2 days working from home, spend available from workers at their place of 

work could reduce by 40%. This could be higher if workers were to spend more 

time working elsewhere. Going forward, it will be important for Edgware Road to 
maximise the spend from this group when they are onsite. Better quality 

convenience stores and grab and go operators can help capture more lunch and 
convenience spend, but there is also an opportunity through creating a better 
environment, establishing an inclusive evening culture and hosting events that 

encourage workers to dwell and visit Edgware Road outside of work hours 

c) Visit Britain expected a 74% decline in in-bound tourism to the UK in 2020 (of which 
London is a key destination).  The forecast for 2021 (as of May 2021) is for 11.3 million 

visits, up 2% on 2020 but only 28% of the 2019 level38. It is key for the Marble Arch BID 

to support businesses reliant on tourism industry to ensure they remain viable for 

 
38 https://www.visitbritain.org/2021-tourism-forecast 

 

https://www.visitbritain.org/2021-tourism-forecast
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when the international tourist market picks up. Longer term impact and recovery 

depends on a wide range of factors, including treatments / vaccines, progression of 
the pandemic and wider economic and social factors, including supply loss, social 
distancing measures and traveller sentiment 

i) Impact on international visitors include: 

(1) From March to July 2020, COVID-19 triggered a near-total shutdown in 
international tourism to and from the UK 

(2) Visit Britain estimated that tourist spend in the UK declined by 73% during 

2020 (to £6.1bn) compared to the pre-Covid forecast. As of May 2021, 
forecasted tourist spend for 2021 is expected to be up just 2% on 2020 and 
only 22% of the 2019 level. London is a key international tourist destination 

and accounted for over 50% of visits to the UK in 2019 

(3) Hotel and leisure venues in Edgware Road are heavily reliant on international 
tourism, with the hotels feeding back that they have high numbers of guests 

from the Gulf States, the Indian subcontinent and USA in particular. Without 

these, venues are reliant upon the domestic market. Some hotels have yet to 
reopen, highlighting the decline in demand 

(4) The retail and F&B offer has also been hit by the lack of international visitors, 

who are drawn to the culture and views of London as a global fashion 
destination 

ii) Impact on Domestic overnight visitors include: 

(1) Domestic tourist spend within the UK was forecasted to be 62% down in 

202039, at £34.3bn, compared to £91.6bn in 2019. The market is expected to 

recover somewhat if 2021, up 59% compared to 2020 but still only 56% of the 

spending seen in 2019 

(2) Overnight tourism in the UK is expected to be worth £13.5bn in 2021 (+ 38% 

vs 2020 but 55% of the 2019 level)  

(3) Whilst domestic overnight visits may have picked up slightly during the 
period of lower restrictions in summer 2020, with more people opting for 

staycations instead of travelling abroad, people have not been travelling as 
much due to local restrictions and may be put off travelling into central 

 
39 Source: https://www.visitbritain.org/2021-tourism-forecast 
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London due to concerns over an inability to maintain social distancing on 

public transport and in busy locations such as Oxford Street 

(4) With more people working from home due to COVID-19 a lot of overnight 
domestic business trips are likely to have suffered, impacting hotels in the 
Edgware Road area 

iii) Impact on Domestic day visitors include: 

(1) As of December 2020, Visit Britain estimated that domestic day trips were 
worth £24.6bn in 2020, down from £67.0bn in 2019. As with other tourism, 

this is expected to recover in 2021, with spend projected to reach £44.6bn 
(82% growth on 2020 but 72% of the 2019 level) 

 

 

  



 

Page 66 
 
 
 
Pragma Consulting 
1 Monkwell Square 
London EC2Y 5BL 
United Kingdom 
 
+44 (0) 207 082 5282 
pragmauk.com 
 

 
 
 
Pragma Consulting Limited. Registered in England and Wales no: 2184185. Registered office: Handley House, Northgate, Newark, Nottinghamshire NG24 1EH. A member company of Handley House 
Limited. 

 

      

11) Future strategy 
a) Marble Arch BID’s initiatives to date have been well received.  In developing planning 

policies for an emerging Neighbourhood Plan, the BID will create a shared vision for 
the district. Working with property owners and major stakeholders, the vision will set 
out a route map for retail, food and beverage lets that best meet the needs of the 
residential, office and visitor population. 

b) Planning restrictions have been eased and budgets are now tighter than ever, 
impacted by trading condition, meaning that further improvements will need to 

progress by collective consent and collaboration 

c) The reduction in visits from tourists associated with the pandemic and workers has 

highlighted the mismatch between the offer and the wants and needs of users, 
particularly residents. The key opportunities are to increase appeal to residents, to 

encourage workers to remain in the area after work and, longer term, to provide a 
better offer for tourists when they return  

i) Figure 33 shows this disparity showing the positioning of a range of occupiers 
compared to the demand of the distinct user groups. The requirements of the 

user groups have been assessed based on primary research as well as by 

Pragma’s previous project experience in central London 

 

Figure 33: Indicative demand vs provision 
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i) Occupiers such as Waitrose are well used by residents, but serve their 

convenience needs, not their aspirations. Maroush and Green Valley are 
examples of Middle Eastern operators which are well executed and as a result 
appeal across all user groups. The casino is highly relevant to tourists but has 

less appeal across other user groups 

b) The most successful destinations place customers' wants, needs and desires at the 
heart of what they do. It is crucial for Edgware Road to identify and leverage the 
trends most relevant to its target customers and which it has greatest potential to 
deliver upon. This will be explored in more detail within the Retail Vision work that 

Marble Arch BID is planning to undertake in its second term.  

i) For Edgware Road, the key themes of Discovery, Education, Uniqueness, 

Community and Convenience should be the focus for future strategy 

ii) Discovery: There is growth in the appetite for discovery and adventure. This can 

be accommodated for in Edgware Road by providing suitable space for 
consumers to engage with new activities and experiences 

iii) Education: Shoppers expect destinations to educate them about their values and 
communicate a story that they can identify with. For Edgware Road this should 

include highlighting local heritage 

iv) Uniqueness: Consumers desire unique products and experiences, as a way of 
defining their identity; building upon Edgware Road’s unique identity is 

imperative 

v) Community: People are placing more emphasis on how to efficiently use time, 

leading to desires for socialising and belonging 

vi) Convenience: Digital innovation has changed the way in which people shop and 

has super-charged expectations of convenience and immediacy 
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12) Detailed recommendations by zone 
 

a) The majority of recommendations are applicable to all occupiers and zones. 
However, some individual zones have specific challenges that require a greater 

degree of support from the BID team. Figure 34 shows how the zones are broken 

down. 

 

Figure 34: Study area broken down by zone40 

 

 
40 Map source: Experian Goad. Please note the study area extends as far as Marble Arch although not 

shown on the map 

 Zone boundaries 
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 Church Commissioners   
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i) Tenant support – identify those that COVID-19 has had the biggest impact on and 
act as a facilitator for support. This will benefit both occupiers and landlords, 
who may be willing to offer short term rent concessions rather than have an 
empty unit. Priority zones are B, E, F and G 

ii) Landlord engagement – use the audit to engage with landlords with blocks of 
ownership with impending lease expiries to understand their strategy. This will 

potentially benefit all parties - the BID may be able to use their influence to drive 
improvements in tenant mix and unit appearance. Priority zones are A, B, C, D, E 
and F 

iii) Shop fit standards – work with occupiers to improve shop fit and visual 

merchandising standards. This will benefit occupiers, through improved 

performance, and users, through improved satisfaction. Priority zones are A, C, D 

and F 

iv) Appearance of vacant units – work with landlords to improve. This will be of 

benefit to landlords (more attractive to potential tenants) and users (improved 
environment). While any vacant units would benefit from improvement, Zone D 

is the priority 

v) Environment – continue to work with public authorities to address issues such as 
begging, green infrastructure, homelessness and pollution. This will benefit 

users and occupiers through improved environment and safety perceptions. 
Priority zones are B, C, D, E, F and G 

b) Zone A has the highest count of units of the defined zones, the vast majority of which 

are owned by individual landlords. This area has the highest proportion of units 

classed as services, although notable retail and F&B occupiers include Hilton 

Metropole, M&S and Costa. It extends from Marylebone flyover down to Sussex 

Garden on the west side and Marylebone flyover down to the junction with Old 

Marylebone Road to the east and also includes triangle of Chapel Street and Old 
Marylebone Road. The score for appearance of units is below average at -0.2, 

impacted by the clusters of sub-divided units in this zone, while sales density of 
£598/ft2 is below the average for the area (£773/ft2) 
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Figure 35: Map of Zone A 

 

Figure 36: Zone A key performance metrics 

 Zone A Average across study 

area 

Estimated total sales41 £20m £13m 

Estimated sales density £598/ft
2 £773/ft

2 

Unit count 61 30 

Rental tone42 £150-£170 £140-£200 

Unexpired lease term 14 15 

Score for quality of frontage / offer -0.2 0.5 

 
41 Estimated total sales and sales density excludes units classified as services 
42 Rental tone is based on Zone A range 
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i) Tenant support: anchored by Hilton, close to the Edgware Road tube stations 
and containing Capital House which is home to many companies, this area is 
likely to have been impacted heavily by the downturn in tourists and office 
workers. Independent occupiers in particular may need the BID to act as a 

facilitator to ensure they receive relevant support 

ii) Landlord engagement: although ownership is fragmented, there are a number of 

landlords that own multiple units in this zone. These landlords should be a 
priority for the BID to engage with to understand occupiers’ future plans for their 
units 

iii) Lease expiries: 22 units have lease expiries in the next 5 years. Understanding the 

intentions of both landlords and tenants is crucial to influencing tenant mix 

iv) Shop fit standards may not be a priority for occupiers but addressing poor 
quality shop fronts and visual merchandising will help improve shopper 

perceptions and encourage usage 
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c) Zone B predominantly falls within the Church Commissioner’s ownership, although 

Criterion Capital hold the leases for a large number of the units and therefore control 
the tenant mix. It covers the west side of Edgware Road from Sussex Gardens to 
Burwood Place. The appearance of national occupiers (e.g. Barclays, Boots) in this 

zone is strong, contributing to the above average overall appearance score. 
However, independent occupier fitouts and shop fronts are weaker and would 

benefit from improvements. With average unexpired lease term shorter than the 
overall average, this area provides an opportunity to improve the quality and 

appearance of occupiers 

Figure 37: Map of Zone B 
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Figure 38: Zone B Key Performance Metrics 

 Zone B Average across study 

area 

Estimated total sales £5m £13m 

Estimated sales density £554/ft
2 £773/ft

2 

Unit count 24 30 

Rental tone £180-£200 £140-£200 

Unexpired lease term 10 15 

Score for quality of frontage / offer 1.1 0.5 

 
(1) Lease expiries: The Church Commissioners are the end landlords, but 

generally have long leases in place with companies such as Criterion Capital, 
and as such have no direct control over tenant mix. Key occupiers such as 

HSBC, Barclays and Lloyds have impending lease expiries that may impact 
the future quality of occupiers. Highlighting this issue, HSBC has already 
announced the closure of this branch.  The BID should use the detailed audit 

outputs to prioritise occupier engagement 

(2) Shop fit standards: Appearance of national occupiers is strong, but 

independents are weaker and would benefit from improvements 

(3) User concerns: This area was identified as having a high degree of issues with 
rough sleeping, with the area around Barclays being used as a bedding down 

spot due to the sheltered environment and fire exits. Working with the 
council and the police to address this will improve user perceptions 

d) Zone C covers the east side of Edgware Road from the junction with Old Marylebone 
Road to Harrowby Street. Key occupiers include Argos, McDonalds, Waitrose and 
Grosvenor Casino. Combined, the three retailers contribute over 90% of estimated 
sales to the zone, contributing to extremely high sales density, while the latter drives 

footfall into the evening. Ownership is varied but Winchester Property43 and Croydon 

Estates both own several properties within this zone. The below average quality 

 
43 End owner for the Winchester Property units is understood to be Dorchester Estates 
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score (0.2) is due to low standard of shop fit and visual merchandising among some 

of the independent occupiers that detract from the wider appeal of better known 
brands from old Marylebone Road to Crawford Place. 

Figure 39: Map of Zone C 
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Figure 40: Zone C Key performance metrics 

 Zone C Average across study area 

Estimated total sales £28m £13m 

Estimated sales density £1258/ft
2 £773/ft

2 

Unit count 21 30 

Rental tone £150-£170 £140-£200 

Unexpired lease term 4 15 

Score for quality of frontage / offer 0.2 0.5 

 
(1) Lease expiries: Key occupier Waitrose has a lease expiry in 2024. Units 186-

192 are all owned by the same investor (Croydon Estates) and those that are 

occupied all have leases due to expire in 2021, suggesting a potential 
development opportunity. The BID should engage at the earliest opportunity 

to understand future plans 
 

(2) Tenant support: Occupiers such as the casino typically attain more than 75% 
of their trade from international tourists – helping them increase their appeal 

to other demographic groups will be key until international travel resumes 

ii) Zone D covers both sides of the street; to the west from Burwood Place to Kendal 
Street and from Harrowby Street to George Street on the east. Key occupiers 

include Ryman and Al Arez and the zone also includes the Regent House mixed 

use development, which will improve the overall appearance of the area. The 

majority of units are owned by either The Portman Estate or Daejan Investments 
Limited.  
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Figure 41: Map of Zone D 

 

Figure 42: Zone D key performance metrics 

 Zone D Average across study area 

Estimated total sales £4m £13m 

Estimated sales density £498/ft
2 £773/ft

2 

Unit count 23 30 

Rental tone £150-£170 £140-£200 

Unexpired lease term 14 15 

Score for quality of frontage / offer 0.1 0.5 
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(1) Vacant units: This zone has the highest count of vacant units, working with 

landlords to improve the appearance of these or introducing temporary 

community uses would improve user perceptions 

(2) Work with landlords: The forthcoming opening of Regent House will provide 
an opportunity for occupiers to improve their performance with additional 
worker spend. It may also act as a catalyst for improvements to the tenant 
mix. Through using the audit outputs, the BID can identify units with 

forthcoming lease expiries and engage with landlords to ensure they are 

aware of the opportunity 

e) Zone E covers both sides of Edgware Road; from Kendal Street to Connaught Street 

on the west, and from George Street to Upper Berkeley Street on the east. Key 

occupiers include Green Valley and Tesco, the latter contributing to the above 

average sales density. While the overall score for quality of unit is in line with 
average, there is clear differentiation between those owned by The Portman Estate 

(1.3) and those by the Church Commissioners (-0.8). This area includes Garfield 
House, which is expected to the redeveloped by The Portman Estate when they gain 

full control of the building in 2023, which will reinvigorate the area.  
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Figure 43: Map of Zone E 

 

Figure 44: Zone E key performance metrics 

 Zone E Average across study area 

Estimated total sales £16m £13m 

Estimated sales density £824/ft
2 £773/ft

2 

Unit count 24 30 

Rental tone £140-£160 £140-£200 

Unexpired lease term 9 15 

Score for quality of frontage / offer 0.4 0.5 
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(1) Landlord engagement: Within The Portman Estate’s ownership, units 90-106 

(including Tesco and adjacent to the Garfield House scheme) have leases due 
to expire in 2023.  

(2) Shop fit standards: The BID should work with occupiers of units owned by 
the Church Commissioners to improve their appearance, highlighting their 

current lack of appeal to key user groups  

(3) Shisha: This zone is a focus for Shisha lounges which impacts user 

perceptions. Limited ability to prevent further provision of shish lounges 44 
impact the BID’s ability to prevent further provision, but the team should 
seek to work with existing occupiers to minimise the impact on the 
surrounding area 

ii) Zone F covers the west side of Edgware Road from Connaught Street to Marble 

Arch. Key occupiers include Maroush Gardens and Hertz. The majority of Zone F 

is owned by the Church Commissioners. The quality of units is generally low 
while the above average unexpired lease term (33 years) means there are limited 
opportunities to improve the tenant mix in the short term. However, working 

with occupiers to improve their appearance may help improve user perceptions 

of the area 

Figure 45:  Map of Zone F 

 

 
44 Westminster City Plan 2019-2040, Policy 16(F) 



 

Page 80 
 
 
 
Pragma Consulting 
1 Monkwell Square 
London EC2Y 5BL 
United Kingdom 
 
+44 (0) 207 082 5282 
pragmauk.com 
 

 
 
 
Pragma Consulting Limited. Registered in England and Wales no: 2184185. Registered office: Handley House, Northgate, Newark, Nottinghamshire NG24 1EH. A member company of Handley House 
Limited. 

 

      

Figure 46: Zone F Key performance metrics 

 Zone F Average across study area 

Estimated total sales £4m £13m 

Estimated sales density £617/ft
2 £773/ft

2 

Unit count 24 30 

Rental tone £150-£170 £140-£200 

Unexpired lease term 33 15 

Score for quality of frontage / offer 0.5 0.5 

 

(1) Landlord engagement: The Church Commissioners confirmed during their 
interview that they regain control of some of this area in 2026, providing an 

opportunity for the BID to influence their strategy.  The forthcoming opening 

of Marble Arch Place (in Zone G) will draw additional footfall to the area and 
Zone F will be well placed to benefit from this, including the units 

underneath the Victory Service Club  

(2) Environment: Concerns were raised by users about units in this zone, 
specifically those with products displayed outside (e.g. Marble Arch News), 

that are dirty as a direct result of traffic fumes. Given the shallowness of the 

units, there is little that can be done to resolve this, but it is important that 
occupiers understand that these type of issues can impact user perceptions  

 

f)  Zone G covers the east side of Edgware Road from Upper Berkeley Street to Marble 
Arch as well as Seymour Place. Key occupiers include Paul and Starbucks.  It benefits 

from single ownership, with all units owned by The Portman Estate, reflected in its 

superior tenant mix and above average score. The zone also benefits from a large 
office worker population, including York House and Marble Arch House, and its 

proximity to Oxford Street.  While there remain opportunities to improve the retail 
mix, this zone demonstrates not only the quality of tenant but also the quality of 

frontage that should be the aspiration elsewhere. Zone G also includes Marble Arch 
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Place, due to complete in 2021, which will bring new flagship retail, wrapping 

Edgware Road into Oxford Street. 

Figure 47: Map of Zone G 

 

Figure 48: Zone G key performance metrics 

 Zone G Average across study area 

Estimated total sales £12m £13m 

Estimated sales density £715/ft
2 £773/ft

2 

Unit count 38 30 

Rental tone £150-£170
3 £140-£200 

Unexpired lease term 21 15 

Score for quality of frontage / offer 1.7 0.5 
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13) Planning policy 
a) Local context 

i) Edgware Road is a historic route, part of the initial Roman street pattern of 
London and its immediate hinterland.  Consequently, it is a well-establish civic 

boundary on several levels.   

ii) The late 19th century division between the Paddington and (St) Marylebone 
boroughs (and, indeed, the historic parishes, none of which straddled the 
Edgware Road) continues to be expressed in land ownership patterns (the 

Bishop of London / Church Commissioners to the west and the Portman Estate to 
the east), the current and proposed ward boundaries, and the split between the 

Paddington and Hyde Park, and Marylebone, Neighbourhood Forums.   

iii) The BID is relatively unusual in that it straddles both sides of the road, 
attempting to tackle severance and devise consistent approaches. 

 

b) Planning policy context 

i) Edgware Road is located within the City of Westminster. The local part of the 

Development Plan therefore consists of: the Westminster City Plan (2021). 

ii) The BID and Edgware Road, which partially lies within the BID, falls under several 
designations including: CAZ, CAZ Retail Cluster, Paddington Opportunity Area 
(small portion to the NW of the BID), West End Retail and Leisure Special Policy 

Area (small portion to the south of the BID), Church Street Housing Renewal Area 
(NE of the site), Areas of Open Space Deficiency and several Local Centres. 

iii) While Edgware Road does not fall within a Conservation Area, the wider BID falls 

within the Portman Estate and Bayswater Conservation Area. . Figure 36, below, 

illustrates this. 
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Figure 49: Existing planning policy designations45 

 
 

 
iv) Edgware Road itself, whilst being within Westminster, is part of the Transport for 

London Road Network. Highway licencing, broadly, however, remains the 
responsibility of the City Council, exercised in consultation with TfL, rather than 

TfL directly. 

v) Within the adopted Westminster City Plan Edgware Road, and the adjoining 

areas, are within the CAZ, where in-principle support is provided for commercial 

uses and other central London activities, except in wholly residential areas. 

vi) Additionally, the part of the area east of Edgware Road and south of Seymour 
Street is within the West End Retail and Leisure Special Policy Area, in which 
there is particular support for retail and other leisure uses.  The area to the north 

is, additionally, a CAZ Retail Cluster.  CAZ Retail Clusters are the second tier of 
the retail hierarchy, after the International Centres, within the CAZ. 

 

 
45 Source: Westminster City Council City Plan: 2019-2040 
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c) Discussion 

i) Class E 

(1) On 1 September 2020 sweeping changes to the Use Classes Order came into 
force, as a result of national secondary legislation. The effect of this is that 

Class A1 retail, Class A2 professional and financial services, Class A3 
restaurant, Class B1 offices, and elements of Class D1 and D2 (gyms, 

healthcare facilities and nurseries) are all now combined into a single Class E 
use.  

(2) The effect of this is that changing uses within Class E, for example, from a 
shop to a restaurant, will no longer require planning permission. 

(3) The City Council has, historically, sought to prioritise the protection and 

retention of Class A1 retail uses, as this was considered essential to 

supporting the vitality and viability of retail destinations. 

(4) Consequently, it is likely to be far more challenging for the City Council to 
exercise fine-grained planning control over the mix and balance of uses in 
shopping streets and in other commercial areas and prioritise the retention 

of Class A1 retail. The City Council has made extensive changes to its new 

retail and town centre policy which recognises this. Instead of seeking to 

continue to promote or encourage (former) Class A1 retail, activities that 
provide active frontages and serve visiting members of the public will be 
sought at ground floor level. 

(5) This represents both a threat and an opportunity to Edgware Road. Premises 

in any of the uses now falling within Class E may be able to be used for a 

wider range of uses. This could, potentially, promote innovation and change 
that would, in the past, have been discouraged by the time, cost and 

uncertainty associated with the need to secure planning permission.  

(6) Furthermore, especially in those parts of the street where there is single, or 

coordinated, ownership, this relative lack of control that can be exercised by 
the City Council may underline the need for it, and others, to cooperate and 

coordinate with estate and portfolio landowners who may be able to 
exercise greater control through lease controls and so contribute to securing 

wider public policy objectives. 

(7) Recommendation 1: Cooperation with portfolio landowners. Continue to 
work with landowners, especially landowners with control of multiple 
properties, to promote and retain appropriate uses to support wider policy 

objectives. Direct cooperation with portfolio landlords could be referenced 
within any relevant emerging planning policy, so that the extent to which 

those landowners are able, and chose, to exercise fine grained control in 
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support of wider objectives for the area could be taken into account in 

planning decision making. However, this would not impact units outside the 
ownership of the major estates 

(8) Conversely, the Class E change may also make the proliferation of less 

desirable service uses, and restaurants, more difficult to control through 
planning. The continued proliferation of relatively low quality restaurants 

has been noted as a particular challenge. As a result of these changes the 
council will have relatively few planning powers remaining to control the 

diversity of land use along the street, especially in existing units. 

(9) Recommendation 2. Support more tailored planning guidance for outdoor 
seating to ensure activities which create public nuisance, amenity or public 

order concerns (i.e. shisha) can be controlled in terms of being able to 
operate externally. 

ii) Recommendation 3: Plant and ventilation. The City Council, with the support of 
the BID, should continue to work with the various Forums and Amenity groups to 
identify gaps in the existing Policy framework and develop policies in the 

neighbourhood plans to ensure plant and ventilation equipment is designed, 

installed and maintained to an appropriate standard.  

(1) The driver is the concern at the proliferation of poorly serviced, low quality 
cafes, restaurants and shisha with inadequate servicing arrangements.  
Better enforcement could contribute to improved standards generally. It 

may, however, require greater monitoring and enforcing for the installation 

of unauthorised lower level plant, and joint use of licencing and 

environmental health powers, to resist the proliferation of restaurants and 
cafes under Class E by:  

(a) Imposing appropriate conditions on planning permissions to require 

additional approvals for plant and equipment should an occupier intend 

to change between different uses within Class E;  

(b) Ensuring that proposals for new plant and equipment are of a high 

standard and will not lead to amenity impacts; 

(c) Taking into account the wider land use effects when considering 

proposal for new plant and extract equipment in line with Westminster 

City Plan Policy 33D and London Plan Policy D13 including, for example, 
the intensification of existing clusters of restaurants and developing 
policies at a Neighbourhood Plan level to support this Class A4 (bar) and 

A5 (takeaway) are now sui generis, with specific planning permission 
being required. 
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(2) Recommendation 4. Use of Conditions. We suggest emerging local policy 

further complements Westminster City Plan Policy 14B and provides 
additional detail surrounding the resistance of lower levels of active 
frontages being converted to residential use46.   In addition, and in 

circumstances where existing policy is unable to restrict this occurrence, 
planning conditions will be used to re-assert some further control over the 

mix and balance of uses. The extent to which the continued use of 
conditions, perhaps allied to a neighbourhood plan policy, will be accepted 

by Government policy and the Inspectorate, both within plans and on 
planning permissions, should be monitored.  For example, proposals for the 
change of use, or comprehensive redevelopment, of buildings with ground 

floor frontage to Edgware Road could be subject to conditions requiring that 
active uses, as a minimum (or, potentially, specified uses within Class E) are 

retained. 

(3) Recommendation 5. Where buildings and units are the result of planning 
permissions, especially more recent permissions, it may be that they are 
subjection to planning conditions or s106 obligations that prevent changes 

of use or otherwise restrict the permitted uses, notwithstanding Class E. 

Where proposals come forward on sites with recent permissions any relevant 
planning obligations or conditions should be reviewed as, in those 
circumstances, it may be possible for the City Council to exercise greater 

control, having regard to local policy objectives 

(4) Subdivision of retail units does not, ordinarily, require planning permission 

(as it does not cause a material change to the external appearance of the 
building), unless restricted by planning condition in the circumstances 
described above.  

(5) Recommendation 6. Subdivision. Subdivision of shop-type units can detract 

from the quality of the environment and retail offer, for example by breaking 
up frontage or disrupting signage zones.  This can be controlled be 

developing policies, at a Neighbourhood Plan level, which sit in tandem with 
Westminster City Plan polices (Local Centres, WERLSPA, etc.,) which seek to 

protect the and improve the leisure and retail experience and protect the 

unique character of these areas. The resistance against subdivision in key 
areas could be specifically referenced in local policy to provide additional 

 
46 Westminster City Council published notice on 21 July 2021 that they seek to make an exemption so 

that Class E floorspace in the Central Activities Zone does not benefit from new permitted 

development rights to residential use, through the introduction of a non-immediate Article 4 

Direction. If successful, this would protect CAZ retail clusters and help counteract re-purposing of 

ground floor commercial uses to residential. 
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weight. This would be consistent with legal advice Gerald Eve who have 

received in similar circumstances elsewhere 

 

iii) Shisha 

(1) Shisha smoking is a particularly characteristic use of Edgware Road. The City 
Council treats shisha smoking as a sui generis use, meaning that planning 

permission is required in all cases for the conversion of a unit to shisha use. 

(2) Westminster City Plan (2021) Policy 16F relates specifically to shisha 

smoking. The policy seeks to restrict shisha operators in the town centre 
hierarchy except for exceptional circumstances provided ‘any unacceptable 
impacts on public health and the amenity of the surrounding area (including 

residential properties, the pedestrian environment and the operational 

requirements of existing businesses in the vicinity) are adequately 

mitigated’. 

(3) This is a more permissive approach than the Council had sought to secure, 
with it seeking only to permit shisha smoking in exceptional circumstances. 

Equalities and human rights obligations were raised by respondents in 

connection with this more restrictive approach, but the full reasoning for the 

Inspectors’ required change has not yet been published. Consequently, the 
City Council is likely to find resisting further applications for shisha 
development more challenging, and will need to resist such proposals on 

amenity and impact grounds, rather than the principle of the land use. 

(4) The treatment of shisha uses should be monitored closely. It has been 

suggested that some other commercial uses characteristic of a “commercial, 
business or service locality” could, in fact, now fall within Class E. Should 

shisha be successful in arguing this point, on the basis that it is characteristic 

of the Edgware Road as a business, service or commercial area, this would 

clearly further reduce the extent to which shisha uses could be controlled. 

(5) Recommendation 7. Shisha. The treatment of shisha uses should be 

monitored closely. The adopted City Plan contains policy seeking to resist 
shisha smoking uses in all but exceptional circumstances, subject to proper 

mitigation.47  It is possible the two Neighbourhood Plans, if progressed, 

could provide an opportunity for more detailed consideration of shisha-
related matters 

 

 
47 Westminster City Plan 2019-2040, Policy 17(F) (as proposed in Main Modification MM19, in the Main 

Modifications consultation dated November 2020, reference CORE_28) 
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iv) Signposting and identity 

(1) The BID, in conjunction with the Neighbourhood Forums or, potentially, 
through supplementary guidance to be either formally adopted, or at least 
endorsed by the City Council, could bring forward specific proposals for 

improved signage and identity. 

(2) This could be combined with ongoing work securing CIL funding and 

supporting the delivery of public realm improvements, as noted below. 

(3) Recommendation 8. Local identity. Consider establishing clear policy 

support in emerging local plan documents for a comprehensive set of 
identified proposals / locations to improve the identity of the area 

v) Growth  

(1) The BID could also consider Neighbourhood Plan policies which complement 

Westminster City Plan Policy 1 and support for a more ambitious approach to 

growth and densification, especially along Edgware Road itself outside of the 
adjoining conservation areas, could be provided.   

(2) Emerging neighbourhood planning policy, potentially combined with the 

greater weight to be placed on design coding and masterplans in the 

emerging planning system envisaged by the Government’s White Paper on 

planning reform, could provide an opportunity to encourage growth by 
supporting greater densification along the street, particularly in less 
sensitive locations.  

(3) Recommendation 9. Comprehensive redevelopment. Seek to include local 

policies that would promote comprehensive redevelopment of appropriate 

sites, to strengthen the area’s working population, providing investment for 
the renewal of the physical environment and replacing outdated high 

polluting buildings with sustainable efficient ones, and potentially creating 

the opportunity to re-establish some planning control over ground floor uses 

(1) Recommendation 10. Proposals for national planning reform suggest that 
greater use may be made of design codes and masterplans, led by a 

combination of Neighbourhood Forums and Westminster Council, to provide 
greater design input and greater certainty. This should be kept under review; 

design codes or master planning exercises led by the BID may provide an 

opportunity to exercise greater influence over the form and scale of 
development coming forward. It is also possible that design codes could be 
used as a tool to improve local streetscape quality and provide additional 

green infrastructure, for example by providing that shopfront designs that 
were consistent with a good quality design code would not require specific 

planning permission and facilitating the planting of trees, green wall, etc., 
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vi) Public realm 

(1) Planning powers, as well as highways licensing and highways design, will 

continue to have an influence over the use of the street. Specific policies 
could be promoted requiring a higher standard of street furniture when 

either planning permission, or a highways licence, is sought for table and 
chairs and street furniture; applications should be encouraged to 

incorporate elements of green infrastructure into their designs to promote 
the ’greening’ of the BID. This would require some coordination with the City 
Council’s highways licensing team, which we understand remains 

responsible for highways licensing on Edgware Road. 

(2) The extent to which highways licencing, as well as planning permission, is 

required, could be clarified to inform subsequent potential enforcement 
action, either by highways or planning. This could be achieved by 
establishing what the City Council considers to be the extent of the public 

highway, within which highways powers as well as planning powers could be 

used to resist the encroachment of poor quality or unauthorised street 

furniture and visual merchandising. 

(3) Joint funding bids for Neighbourhood CIL allocations could be sought 
between the neighbourhood forums for CIL projects relating to Edgware 

Road itself, as CIL allocations, both from the strategic and local CIL budgets, 

have generally been focused on public realm improvements within the 

interior of the two neighbourhood areas, rather than Edgware Road itself. 

(4) Recommendation 11. Street furniture. A more holistic approach to furniture 

should be incorporated across Edgware Road to deliver a higher quality 

environment while providing facilities, such as EV charging points, to further 

enhance the area and attract additional investment. Where appropriate and 
where guidance permits (in terms of available pavement space) a more 

permissive approach to street furniture could be considered, where it is of a 
clear high quality or consistent with an established pattern book or 

guidelines, potentially linked to the larger-scale signposting and identity 

proposals set out, especially in regards to overnight / more permanent 
siting; 

(5) Recommendation 12. Highway boundary. Undertake a highways search for 

the Edgware Road BID area, and, if possible, publicise the results to define 
those parts of the footway and forecourts where licences are required. 
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d) Policy preparation and coordination 

i) Due to the status of the local plan, there is very little immediate opportunity to 
influence planning policy at a City level in respect of the Edgware Road. 

ii) Both neighbourhood Forums are, however, in the early stages of the preparation 
of a neighbourhood plan. Given the road’s location as the boundary between the 

two forums, a degree of coordination and consistency of approach between the 
two should be encouraged, so that the same planning environment prevails 

upon both sides of the street, insofar as planning policy can continue to have a 
meaningful influence on development and usage patterns as a result of the Class 
E and City-wide policy changes.  

iii) This could be in the form of an Edgware Road corridor policy, or set of policies, 

that the BID, with other stakeholders, leads the preparation of. It could then seek 

to have these included within both the Hyde Park and Paddington 
Neighbourhood Plan, and the Marylebone Neighbourhood Plan, to provide 
consistency on both sides of the street. 


