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Welcome to our winter edition of 
Capital Watch!
 At the time of writing, Brexit stands  
on a knife’s edge; the deliberations over 
the next weeks and months will have 
significant impacts on our economy, 
which are as yet obscure. However, the 
ebb and flow of politics and the economy 
tends to be timebound and quickly 
forgotten. Meanwhile other truths stand 
eternal. One such truth is the recipe for 
creating great places, and this is the 
subject with which we have chosen to 
lead this edition. Beyond this we look at 
who will own our capital and how will we 
do business in it in the future. Someone 
well qualified to offer a view on the future 
of offices is Google’s real estate chief, 
Joe Borrett, who takes the time to talk 
workplace and technology with our own 
Andy Tyler. 
 Our themed spread this edition looks 
at another critical factor to London’s 
success, Transport, in respect of which we 
chart key interventions, consider global 
innovations and look to what’s next. 
 Enjoy the read, and please do get in 
touch, share and tweet!
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Recently, I read two interesting 
pieces of writing on the subject 

of pay discrepancy. The first was in 
a national broadsheet, decrying the 
fact that it is apparently now more 
lucrative to have appeared on Love 
Island than to have gone to Oxbridge. 
The second was written around 1800 
years ago by the second-century 

satirist Juvenal, complaining that the 
jockeys that entertained the public 
were paid far more than the teachers. 
Plus ça change.
 Some things never do change: the 
earning power of celebrities is one, 
and our attitude to place and home 
is another. In the incredibly moving 
Talking Heads song This Must Be the 
Place, David Byrne never refers to  
an actual place, but just describes  

his delight at being there. His feelings  
are instinctive and are entirely human 
– “I’m just an animal, looking for a home”.
 Of course, what “home” means 
has become much more open to 
interpretation today – but the ideas 
behind successfulplaces and homes 
are more constant than we are 
sometimes encouraged to think.

The Recipe for Great Places
People never change

LEAD ARTICLE

By Richard Howard, 
International 
Partner, Head of 
London Leasing

richard.howard 
@cushwake.com
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In the 1960s Jane Jacobs wrote 
that "the sight of people attracts 
still other people, is something 
that city planners and city 
architectural designers seem to find 
incomprehensible. They operate on 
the premise that city people seek 
the sight of emptiness, obvious 
order and quiet. Nothing could 
be less true. The presences of 
great numbers of people gathered 
together in cities should not only be 
frankly accepted as a physical fact 
– they should also be enjoyed as an 
asset and their presence celebrated”.
 This is not a modern phenomenon.  
In ancient Rome, the Forum was 
the public square and marketplace 
that was the focal point of any 
Roman city. Today the word 
“forum” is generally first defined in 
most dictionaries as “a meeting or 
medium where ideas and views on a 
particular issue can be exchanged”, 
as opposed to the actual physical 
description of ancient times. The 
physical place had such a powerful 
effect on the public that it became  
a description of a concept.
 For a place to be truly successful, 
it has to fire up the right side of 
the brain. It cannot just “make 
sense” to people. It has to delight, 
inspire, compel, and create that 
Proustian moment where intellect 
is met and overwhelmed by 
instinct and joy. Usually, there are 
a number of ingredients that will 
make an urban “place” succeed 
or fail – and they were largely the 
same in ancient Rome as they are 
in New York’s Hudson Yards today. 
Certain elements such as transport 
connectivity are necessary for  
a place to function: but the  
features below are what will 
make it truly compelling.

London has numerous examples of 
the impact a successful public space 
can have on its surroundings. These 
spaces don’t have to be big – “Silence” 
by Tadao Ando and Blair Associates, 
the water feature at the junction of 
Mount Street and Carlos Place, is 
remarkable for the impact it has had 
on its surroundings. Jumping to New 
York for a moment, Paley Park has the 
same effect – it surprises, delights and 
engages an area far larger than the 
space it occupies.
 At a larger scale, King’s Cross 
has unquestionably broken new 
ground recently in terms of creating 
public spaces that draw people to 
them. Granary Square has not only 
significantly influenced King’s Cross;  
it has become a landmark on the 
to-do list of almost every visitor to 
London – and of course the people 
who live here.
 This pattern will next be seen at  
Wood Wharf, near Canary Wharf.  
This location is already a world-
famous urban centre: its next iteration 
will see truly delightful public spaces 
where people will be able to fully 
engage with the environment  
around them on a human scale.

What makes  
places great?

Public spaces Water
Whether by a canal or the river itself, 
people love to be near water. Water 
adds life, authenticity and a subliminal 
feeling of connectedness – one of 
the most attractive London walks is 
along the Regent’s Canal from King’s 
Cross to Paddington. Paddington is 
now addressing the canal in a way it 
never has before, with exemplary new 
architecture like the Brunel Building 
offering double-height sliding 
panoramic doors on the canalside. 
Who is going to sit in reception  
here and fail to be delighted?

For a place 
to be truly 
successful, it 
has to fire up 
the right side 
of the brain. 
It cannot just 
“make sense” 
to people. It 
has to delight, 
inspire, compel

CUSHMAN & WAKEFIELD
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Activity

Buildings  
that delight

Jane Jacobs was right – who wants 
to visit an empty, lifeless civic area? 
Things need to be going on in a place 
to engage its potential audience. 
One of the best recent examples of 
this along the canal in Paddington – 
which has been completely energised 
with the new Go Boats, stand-up 
paddleboard yoga, and Darcie and 
May Green (the restaurant barges). 
On the other side of London, at Here 
East, the canalside restaurants and 
other activities are very hard indeed 
to beat on a summer’s day.

The buildings people enjoy working 
in most are those that bring in 
maximum amounts of natural light 
– especially ones that also offer 
some outside space that is part 
of the building. The White Collar 
Factory running track and top-
floor terrace/café/bar have rightly 
drawn international recognition. 
The Gantry at Here East is also 
a fabulous creative hive. The 
four buildings I can’t wait to see 
finished are the Brunel Building 
in Paddington, the Google and 
Facebook buildings at King’s Cross, 
and the Market Building at Wood 
Wharf. All will offer huge amounts 
of natural light, all engage with 
their surroundings in a compelling 
way, and all will have truly 
remarkable outside spaces. 

People
Defining the community is a vital 
part of making a space compelling. 
This is not to say that everyone 
must be doing the same thing – 
far from it. But the idea of being 
in a dynamic community where 
everyone is breaking new ground is 
very exciting, whether this is UCL’s 
robotics teams at Here East (which 
looks like the set of a Spielberg 
movie), DeepMind, The Francis 
Crick Institute, Facebook at King’s 
Cross, or Level 39 at Canary Wharf.  
Feeling the crackle of pioneering 
intellect in the air leaves you wanting  
to be a part of this inspiration.

The idea 
of being in 
a dynamic 
community 
where 
everyone  
is breaking 
new ground is 
very exciting

CUSHMAN & WAKEFIELD
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Mix

Today’s places

People have always loved a mix of 
uses around them: residential can 
happily sit alongside commercial 
and educational, which can all be 
served by retail, food and beverage 
operations. One of the best examples 
of this is Industry City in south 
Brooklyn, which combines light 
industrial, office and retail in a truly 
compelling way. Of course, a mix of 
uses does not have to be permanent, 
and a rolling programme of events 
and temporary amenities and uses 
bring life and vigour to a place – good 
examples being the Holi festival at 
Battersea Power Station featured 
on our front cover, and Elrow Town 
(the hugely popular Barcelona 
party brand) at the Olympic Park, 
reappearing next summer.

A few years ago, the word ‘millennial’ 
rose to stratospheric prominence 
– the new generation that would 
think in a completely different way 
and value different things. However, 
it soon transpired that millennials 
were not in fact so different from the 
generations that had gone before, in 
terms of what they wanted from their 
surroundings. In terms of workspaces, 
the most common complaint from 
new entrants to the job market in 
recent years has been the lack of 
ability to concentrate in an open-
plan environment – coupled with not 
particularly liking the “your office as  
a children’s playground” design.  
So much for that.
 Good placemaking should be 
comfortable with human nature. 
The appearance, ubiquity and 
subsequent near-disappearance of 
the word ‘millennial’ says it all; there 
is hardwiring of the human condition, 
which endures over fads and short-
term trends. That means, amongst 
other things, that placemaking 
should focus on lightly applying 
new technology to these inter-
generational wants and needs –  
rather than redesigning people  
from the ground up. 

Health
Human beings have always wanted 
to be healthy as a rule – and health 
has come to be seen as more and 
more of a concern for workplace 
environments. Health can of course 
mean many things, not just physical 
wellbeing: thankfully it is now being 
acknowledged that good mental 
health is key. The environments that 
succeed will be the ones that address 
this by offering ample places to 
exercise and contemplate, especially 
for an ageing population.

People have 
always loved 
a mix of uses 

around them: 
residential 

can happily 
sit alongside 

commercial and 
educational, 

which can all 
be served by 

retail, food 
and beverage 

operations
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For many years, London has been one of the most liquid Gateway 
Cities in the world, and over the last four decades the shape of 
property ownership in the capital has changed markedly. Beginning 
with the increased influence of institutional capital (pension funds  
and insurance companies) and continuing. How have we arrived here?  
And what does this ownership trend mean if we look forward to 2030?

Who Will Own London in 2030?

THE HOT ISSUE

By Andrew 
Hawkins,  
International 
Partner, London 
Capital Markets 

andrew.hawkins 
@cushwake.com

CUSHMAN & WAKEFIELD
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There is a section of the UK press which rails against 
the influx of international money as being a form of 

invasion that should be restricted. The reality is, however, 
that this inflow merely reflects the growth of global capital 
and its inevitable permeation of every single asset class – 
be it bonds, equities, private equity or venture capital. The 
good news for concerned tabloid readers is that there will 
always be a part of London that remains in UK hands. The 
great estates in the West End have bestowed considerable 
wealth on the UK families that have had the foresight to 
retain ownership of their land. Landed estates such as the 
Grosvenor Estate (Mayfair and Belgravia), the Cadogan 
Estate, the Howard de Walden Estate (Marylebone), the 
Portman Estate (Marylebone to Paddington), the Bedford 
Estate (Bloomsbury) and the Crown Estate (Mayfair and St 
James’s) will almost certainly stay British. 
 In the City, there is a parallel to the landed estates 
vested in the “Great 12 Livery Companies” and the City 
Corporation itself. The Great 12 were historically the most 
powerful and influential associations in the City of London, 
active in all aspects of daily life and trade (The Goldsmith’s 
Company, The Draper’s Company, The Grocer’s Company 
et al). Many have shrewdly retained their freeholds, 
enabling them to carve out long leases geared to ground 
rents – allowing them to control and take upside in rental 
and development growth as their land has improved and 
been developed over time. The Great 12 and the City 
Corporation likely account for around 50% of the  
Square Mile’s freeholds.

Whilst the traditional landed estates in London reflect 
a constant in the market, the velocity of international 
capital has accelerated change over the last decade. The 
Investment Property Forum (IPF) looked at the growth 
of the international investor in the London market during 
the years 2003-2013; whilst this data is now five years old, 
it provides a good benchmark for recent trends. The IPF 
study found that 62% of investment property in the City 
was owned by overseas investors in 2013, up from 38%  
in 2003.

The growth of the  
international capital

The landed estates 

CUSHMAN & WAKEFIELD
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Funds Name Country AuM 

(USD bn)

Government Pension Investment  

Fund (GPIF)

Japan 1,191

Norges Bank Investment  

Management (NBIM)

Norway 862

China Investment  

Corporation (CIC)

China 650

Abu Dahbi Investment  

Authority (ADIA)

UAE 627

State Administration  

of Foreign Exchange (SAFE)

China 594

Kuwait Investment  

Authority (KIA)

Kuwait 548

National Pension  

Services (NPS)

South Korea 429

Algemene Pensioen  

Groep (APG)

Netherlands 417

Hong Kong Monetary  

Authority (HKMA)

Hong Kong 391

Government of Singapore  

Investment Corporation (GIC)

Sinapore 320

Qatar Investment  

Authority (QIA)

Qatar 304

California Public Employees'  

Retirement System (CALPERS)

USA 296

Caisse de depot et Placement  

du Quebec (CDPQ)

Canada 237

Saudi Arabian Monetary  

Agency (SAMA)

Saudi Arabia 230

Canada Pension Plan  

Investment Board (CPPiB)

Canada 227

In the last ten years, Sovereign Wealth Funds (SWFs) have 
emerged as large lot size buyers of major assets across 
Central London, including the examples set out below: 

• More London Place, Southbank: £1.8B –  
Kuwait Investment Authority (St Martin’s)

• The Canary Wharf Group and HSBC Tower:  
£4-5B – Qatari Investment Authority (QIA)

• Broadgate Estate: £1.8B – GIC (Singapore)
• The Regent Street Estate, St James’s/King  

Edward Street: £2B (Norges)

What is interesting is that these SWFs currently only have 
between 2-5% of their assets under management (AUM) 
in real estate, whilst benchmark weightings are closer to 
10%: therefore the purchasing power and volume of capital 
that is yet to come into the wider real estate market is still 
very substantial. Furthermore, larger SWFs such as Japan’s 
GPIF and the Saudi PIF have yet to enter the real estate 
market on a direct basis. Despite the uncertainty in the 
market caused by Brexit, interest from overseas buyers 
has continued. This is not surprising as these investors 
have enjoyed a currency advantage in the post Brexit 
referendum-era.

The last five years has also been notable for the rise of 
Asian capital. Around 7% of the overall London market in 
2013, Asian capital now accounts for around 40-50% of 
activity, and last year’s market was particularly dominated 
by Hong Kong and Chinese investors. Chinese investment 
has been more subdued this year due to capital controls, 
so Korean (pension funds and insurance) investors have 
taken the lead.

What is clear is that real estate is no longer an alternative 
asset class, but rather a mainstream asset class particularly 
attractive to actuaries and SWFs looking to match 
liabilities and safeguard wealth. The mix of buyers has 
broadened hugely with ultra high-net-worth billionaires, 
overseas REITs, SWFs, overseas pension funds, insurance 
companies, private equity and property companies all 
competing in a declining investable universe. In time, this 
will mean that London property becomes more tightly held 
and less traded. Sovereign money in particular is likely to 
become increasingly important in ownership terms, and we 
might expect to see Japanese and petrocarbon-dominated 
SWFs become the new long-term London landed estate 
owners in the next 20-30 years. With hindsight, perhaps 
UK plc missed a trick in the 1980s when we had our own 
bonanza with North Sea oil. Had the capital been so 
directed, we might now be adding the UK’s own sovereign 
wealth fund into London’s ownership mix...

Asia capital

Top 15 Sovereign Investors by Aum

Sovereign Investors' Assets 2020 (in USD tn)

Conclusion
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In the five years since the IPF study, there has been 
a significant increase in investment volumes within the 
Central London market. What has been particularly  
evident has been growth in longer term horizon  
investors from sovereign states.

CUSHMAN & WAKEFIELD
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Over the last 20 years, 
London’s geography, skyline 
and commercial real estate 
market have experienced major 
changes. Businesses are less 
wedded to traditional districts, 
and the monolithic corporate 
HQs of the 1980s and 1990s are 
being replaced by progressive 
architecture designed for 
wellbeing and productivity. 
Meanwhile, digital disruption  
is creating young, agile 
companies that are growing  
at an accelerating rate. So, given 
the pace and scope of recent 
change, how will London do 
business in the future?

Location, location, location

London’s office market has traditionally been defined not 
only by its wider markets such as the City and the West 

End, but also by their respective core districts – where 
competition for space has been most intense and upward 
pressure on rents the strongest.
 The disparity in quality of stock and pricing between 
the core and out-of-core markets has already diminished, 
particularly in the City. Districts formerly considered fringe 
locations now achieve rental levels on a par with those 
formerly considered “prime”. 
 Companies are increasingly focusing on more than just 
proximity to business agglomerations when considering an 
office move. Office space is now more than just a place to 
do business: as the boundaries between work and home 
life become increasingly blurred, proximity to amenities 
and culture has superseded proximity to competitors, and 
in some cases, clients. 
 This will be one of the most important trends in shaping 
London’s future. Not only will the traditional culture and 
amenity rich fringes transform into vibrant office locations, 
the traditional cores will also have to evolve to become 
more than just business locations.

The only way is up
London’s office-based workforce is growing, with 83,000 
additional jobs forecasted over the next two years alone. 
Although businesses will now consider occupying areas 
formerly considered to be secondary locations, the 
outward expansion of London’s CBD cannot continue ad 
infinitum. Increasing demand for residential space close to 
the city will provide a barrier to outward growth. Once this 
expansion reaches its limit, the focus must turn towards 
improving public realm, culture, retail and leisure amenities 
in existing areas. London will stop expanding outwards and 
begin to expand upwards.
 This expansion will be focused on providing mixed-use 
accommodation with ground floors given over to retail and 
public realm, improving permeability and further eroding 
the boundaries between London’s traditional districts. 
As occupiers’ needs change, construction methods will 
follow. In 2016 the average age of S&P 500 companies 
was 24 years. This is forecast to shrink to 12 years by 2027. 
Landlords will see churn of occupiers increase dramatically, 
but advances in technology will enable the cheap and 
quick construction of bespoke space as each tenant 
changes. Dubai has announced that 25% of new buildings 
will be 3D-printed by 2025. London will utilise similar 
technology to shorten construction times and costs,  
which will encourage the development of new and 
innovative spaces.

OPINION

How Will London Do 
Business in the Future?
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Head of UK Offices,  
Research & Insight

patrick.scanlon 
@cushwake.com
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What next?
The seeds of many of these changes have already been 
sown. London’s prominence as a global tech hub will grow, 
although not necessarily at the expense of its status as a 
global financial capital. As fintech plays an increasingly 
important role in global finance, London’s reputation as  
the industry’s innovation hub will strengthen.
 London is evolving, and the pace of its evolution is 
increasing. As the urban historian Leo Hollis wrote, London 
is a city that has reinvented itself upon the remains of  
the past. We think that London’s present points to a  
bright future.

“We are a technology company”
As we look to the future, digital disruption will have a 
significant effect on London’s business sector composition, 
as well as where and how those companies occupy office 
space. As technology pervades every aspect of business, 
the line between traditional businesses and technology 
firms will begin to blur. In 2017, Goldman Sachs CEO Lloyd 
Blankfein proclaimed: “We are a technology company.” 
This will be the new normal.
 Firms will also use technology to replace more 
traditional roles. Swedish finance firm Nordea Bank 
recently announced its intention to cut 6,000 jobs in a 
range of areas including asset management, replacing the 
roles with automation and robotics. Nordea has already 
increased its annual profits by 31% through a reduction in 
staff of around 2,500. 
 Digital disruption will reduce headcount in the 
traditional business roles, but there is likely to be a 
corresponding increase in tech employment as firms strive 
for competitive advantage through the most innovative AI 
and automation solutions. Much of this will be conducted 
in project space leased by big business to attract and 
retain talent separate from the corporate HQ.
 Technology will also fundamentally alter the workplace. 
The office will continue to be relevant in terms of staff 
management and innovation, but advancements in 
speech recognition technology will render workstations 
redundant for many functions, as keyboards and monitors 
will no longer be needed. Telecommuting will encourage 
less frequent use of dedicated desk space; the office will 
increasingly represent touchdown space for staff.

Goldman 
Sachs CEO, 

 Lloyd 
Blankfein, 

proclaimed 
“We are a 

technology 
company”
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By Jessica Tsang, 
Data Analyst,  
UK Research
 
jessica.tsang 
@cushwake.com

ROUND-UP

London  
at a Glance

BT HQ move

After 150 years, BT has announced 
that it will be leaving its present 
headquarters at 81 Newgate Street, 
near St Paul’s. The 48,000 sq ft 
building in the heart of the Square 
Mile houses around 2,100 members 
of staff, and is located near the site 
where Guglielmo Marconi made the 
first public transmission of wireless 
signals in 1896.

Kevin Ellis, chairman of PwC, has told 
the Financial Times that the consulting 
firm is struggling to recruit graduates 
in London. Of the 1,200 graduates 
hired in 2018, roughly 60% are joining 
offices outside the capital. Ellis 
attributes this attitude to graduates’ 
growing level of debt and London’s 
increasingly high living costs.
 
 

Usually thought of as a feature of 
personal devices, wireless connectivity 
will soon be part of an integrated 
infrastructure for entire cities – 
connecting buildings, transport, and 
utilities. Roll-out isn’t set to begin until 
2020, but early signs of adoption are 
looking positive: EE is trialling the 
network in areas like Old Street, while 
O2 and Three have signed up to use 
London’s sewer system to link 5G cell 
sites together. 

To help meet the growing need for 
accessible public spaces, city planners 
have decided to build seven new 
public spaces on the Thames. These 
compact spaces will be constructed as 
part of the new 25km “super sewer”, 
and will jut out into the river. Each 
location will also be home to a work  
of art depicting the river’s history.

Facebook has committed to 
c. 600,000 sq ft in Argent’s King’s 
Cross development, now making the 
social media giant a part of London’s 
exclusive 1 million sq ft club. The 
space, comprising T Building and 
P2, is set to bring Facebook’s total 
workforce in the UK to  
2,300 employees.

Wireless connectivity 
will soon be part of an 
integrated infrastructure 
for entire cities

Facebook moves into  
King’s Cross

London too expensive,  
says PwC boss

London’s new public spaces  
on the river

5G: Coming to London

CUSHMAN & WAKEFIELD
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SPOTLIGHT ON...
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SPOTLIGHT ON

Bloomberg Building Wins 
2018 RIBA Sterling Prize
The demand for best-in-class office space is certainly increasing, with 
occupiers’ expectations pushing developers to deliver original spaces 
that help their tenants work in new ways. This article looks at how 
Bloomberg London could help push the boundaries of office design  
in the future, and identifies lessons we could learn about sustainability, 
technology and wellbeing.

By Christopher Dunn, 
Senior Insight Analyst, 
UK Research 

Christopher.Dunn@
eur.cushwake.com
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Stirling prize winner

With previous winners of the Stirling Prize including 
public spaces such as dRMM’s Hastings Pier, AHMM’s 

Burntwood School and Witherton Watson Mann’s Astley 
Castle, it was a surprise to some in the architectural 
community that the 1 million sq ft Bloomberg office 
building by Foster + Partners scooped this year’s award 
with a unanimous decision from the Prize judges. In fact, 
this year is the first time a private office has won the Prize 
since 30 St Mary Axe in 2004 – which, coincidentally, was 
also a Foster + Partners scheme.
 Perhaps less surprising, when one looks at the scale 
of the scheme, is the cost – a reported £1.3 billion. The 
building is thought to be the largest stone building in 
London since St Paul’s Cathedral was constructed.  
There are two separate buildings, linked by bridges 
and divided by an arcade that houses a selection of 
ten restaurants hand-picked by Bloomberg’s restaurant 
curator Richard Vines.

Style
The style of the building could not be more different to 
Foster + Partners’ previous winner, The Gherkin (30 St 
Mary Axe). Michael Bloomberg wanted the scheme to 
sit naturally in the City – on a site which houses a third-
century Roman temple but which will also be home to one 
of the most high-tech financial software companies in the 
world. To achieve this, the building is arranged over just 
ten floors, with a sandstone façade that allows it to blend 
in with surrounding structures; the large bronze ventilation 
fins that cover the glazing contribute to form and function 
in equal measure.

High praise
The scheme’s sustainable design has also received high 
praise, and has been driven by Michael Bloomberg’s 
personal environmental views. The building achieved a 
98.5% score against the BREEAM assessment method 
– the highest design-stage score achieved by any major 
office development. A number of innovative strategies 
were introduced to achieve this level of sustainability, 
which resulted in a 73% saving in water consumption 
and a 35% reduction in energy consumption compared 
to a typical office building. Technologies utilised include 
integrated LED ceiling panels, natural ventilation, smart 
airflow and vacuum flush toilets.
 The interior of the building delivers a best-in-class 
experience for employees and visitors alike. The cavernous 
“Vortex” lies beyond the reception lobby, a double-height 
space with three curved timber shells. Artist Olafur 
Eliasson has installed a striking art piece within the Vortex, 
called No future is possible without a past. This liquid-like 
metallic pool is made of stainless steel and is designed 
to capture the reflection of the bustling office around it. 
The artwork is one of many installations throughout the 
scheme, reflecting Michael Bloomberg’s belief that  
“art helps cities thrive”.

Guest in the city
High-speed, fully glazed lifts carry visitors and employees 
to the sixth floor, where they enter the “pantry”, another 
double-height space aimed at fostering innovation and 
collaboration. Seemingly at odds with its name, the area 
is a “no-cafeteria zone” that encourages employees to go 
outside at lunchtime – a contrast with Google’s “all-under-
one-roof” approach. Michael Bloomberg feels that his firm 
is a “guest” in the City, and does not want to draw custom 
away from local businesses.
 A full-height stepped ramp flows throughout the 
entirety of the building, but this is more than just a way 
of getting around. Instead, the structure is proportioned 
in such a way as to encourage informal meetings and 
connections between employees, whilst not impeding the 
traffic. This collaborative ethos continues on the layout 
of each floor, with radial desks positioned in clusters that 
provide a customisable workspace focused on wellbeing 
and teamwork.

Whilst the 
building 
winning the 
Stirling Prize 
is positive 
news for 
London in 
its own right, 
it could also 
have further 
positive 
impacts on 
the capital’s 
future 
architecture
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SPOTLIGHT ON

Undoubtedly, 
we will 
see more 
schemes in 
the pipeline 
that aim to 
match or 
even surpass 
Bloomberg 
London’s 
sustainability 
credentials

Enjoyable office environment
Aside from all this forward-thinking design, architecture 
and technology, Bloomberg London possesses many more 
traditional property characteristics that help create an 
enviable office environment. The scheme will soon have 
direct access to Bank Underground station, which will 
help employees access the Waterloo & City line, Central 
line, Northern line and DLR. Located in the heart of the 
City, Bloomberg London is close to world-leading financial 
institutions, professional services firms and (increasingly) 
creative companies.
 Whilst the building winning the Stirling Prize is positive 
news for London in its own right, it could also have further 
positive impacts on the capital’s future architecture. If 
Bloomberg London has indeed “smashed the ceiling” of 
building design, might we see future office developers 
employ similar levels of detail – with just as much cutting-
edge technology – to deliver buildings that also attain 
recognition for “contributing to the evolution  
of architecture”?

What is next?
Whilst it is unlikely that we will see many central London 
office schemes built on such a grand scale and with such 
deep pockets, there are certainly lessons to be learned 
from the Bloomberg/Foster partnership. Undoubtedly, 
we will see more schemes in the pipeline that aim to 
match or even surpass Bloomberg London’s sustainability 
credentials. But perhaps the most important lesson 
will concern the collaborative and flexible working 
environment.
 Will we see more office buildings with the same 
strong focus on creating chance encounters with other 
employees? Or building design that is similarly linked to 
employee wellbeing? Only the future can tell – but the 
signs are hopeful.
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Transport:
What's Next

FEATURES

The relationship between real estate and transport is 
about much more than journey times and catchment 
analysis. How we move around London defines much 
of our relationship with the city. Whether it’s crowded 
commutes on the Tube, weaving through traffic on a 
Santander bike or finding your way through the crowds 
on Oxford Street, transport has a profound effect on our 
productivity and wellbeing.
 What matters for people also matters for property: 
it is temporal proximity that drives the public 
transport premium, and Crossrail has already made an 
impressive impact on property prices. But London’s 
transport links are not just about getting from A to B. 
Transport infrastructure and its surrounding assets 
are increasingly desirable as real estate – evident in the 
repurposing of unused transport assets and also in 
largescale regeneration projects such as King’s Cross. 
In this section, we look at the evolution of London’s 
transport network, its shaping of the city, its current 
performance, and the impact of new infrastructure 
investments on the capital.
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They say that the best things come to those who wait. London’s 
transport infrastructure is undergoing several changes in a bid to 
evolve to meet the needs of an ever-growing city. This article briefly 
examines the impact of Crossrail to date, and looks at what the future 
holds for London and Crossrail 2.

With recent news that the delivery of the central 
portion of the Elizabeth Line has been delayed at 

least until 2020, it is perhaps a good time to assess the 
impact of Crossrail on London so far – and look ahead 
at what the future holds for the capital when Crossrail 2 
is delivered.
 Against the backdrop of falling Tube passenger numbers 
for the first time in a decade, there is significant commercial 
pressure on the Elizabeth Line to be a success. In fact, TfL 
has predicted that the Elizabeth Line will provide most of 
its revenue growth over the next five years,  
some £3.2 billion.  

 Whilst the Elizabeth Line will bring an additional 1.5 
million people within a 45-minute commute from central 
London – as well as increasing central London’s rail network 
capacity by 10 per cent – the potential benefits of Europe’s 
largest-ever infrastructure project could be much wider 
than just increasing the number of people moving through 
London.
 One benefit of the new route will be that the stations 
have been designed with passengers of restricted mobility 
in mind. All new stations will have step-free access, and 
95% of all journeys are forecast to have a step-free origin 
and destination station.

The Impact of Crossrail on London

TRANSPORT: WHAT'S NEXT

By Christopher Dunn, 
Senior Insight Analyst, 
UK Research 

Christopher.Dunn@
eur.cushwake.com
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 Using CACI analysis of a 10-minute walking radius 
surrounding each station, there is clear evidence that the 
Elizabeth Line will bring in commuters from a more diverse 
workforce catchment. Whilst 22 per cent of the stations 
are dominated by “City Sophisticates”, and both “Executive 
Wealth” and “Successful Suburbs” account for a combined 
further 40 per cent, there are seven stations set to open in 
walking catchment areas designated “Struggling Estates”. 
  Crossrail and the City of London Corporation estimate 
that up to 181,000 jobs will be created by 2023 as a result 
of Crossrail, with 47 per cent of these located in the 
Thames Gateway.
 Prime office rental levels have increased by an average 
of two-thirds since 2009 in submarkets where a Crossrail 
interchange has been developed. Clearly, whilst this 
growth cannot be entirely attributed to the introduction  
of Crossrail, it is no coincidence that office locations 
within walking distance of the Elizabeth Line have seen 
significant increases in rent.
 It is not just commercial property that has benefited 

from the development of Crossrail. The project is 
scheduled to support a total of 180,000 new homes along 
the route by 2026, with over half of new development 
applications citing the Elizabeth Line as a key factor in 
location selection.
 Looking further ahead, Crossrail 2 could well have 
a similar impact on central London, with a 10 per cent 
anticipated increase in network capacity. And, whilst  
the Elizabeth Line will help connect east to west,  
Crossrail 2 will connect Hertfordshire in the north to  
Surrey in the south.
 Sadiq Khan emphasises the importance of Crossrail 2, 
suggesting it is “essential for the future prosperity of 
London.” There will also be those eyeing early investment 
in areas such as Wimbledon, where transport connectivity 
will drastically improve with up to 30 trains an hour 
heading into Central London. Perhaps, however, the scale 
of Crossrail 2’s impact could be even greater than the 
Elizabeth Line, with TfL explaining that it is a “scheme for  
the future of the whole country, not just London".

Growth 
cannot be 
entirely 
attributed 
to the 
introduction 
of Crossrail
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The river 
 
It’s easy to forget that for centuries, the Thames was 
a critical piece of natural infrastructure. London was 
a port long before it was a city. By the 1920s, London 
was the world’s largest and busiest port, handling 
over 40 million tonnes a year at its peak. 
 Of course, the Thames can divide the city as much 
as connect it. This lack of connectivity is felt much 
more keenly in the east of the capital than the west. 
There is only a single road bridge crossing, itself well 
beyond London, to the east of Tower Bridge. Going 
west for 20 miles from the same starting point, you 
will find 16 opportunities to cross. The imbalance – as 
much a legacy of politics as geography (the Thames 
is much wider in the east) – has no doubt impacted 
economic development in the east of London, 
lengthening both commutes and supply chains.  
 As roads and railways developed, the impact 
of the river as barrier diminished. While London’s 
public transport system began with the horse-
drawn omnibus, it was the advent of the London 
Underground that allowed Londoners to move at 
speed and at scale. London’s (and the world’s) 
first underground railway, known originally as the 
Metropolitan Railway, carried 38,000 people on  
its opening day.

Transport and  
London’s Development

Transport infrastructure and 
real estate have always been 
closely linked. Every city thrives 
on proximity – of individuals, 
businesses, institutions and 
supply chains. London’s transport 
infrastructure is a testament 
to our desire to maintain this 
proximity, even where pollution, 
population growth and planning 
policies have pushed Londoners 
out of the city centre. 
 This article tells the story of 
how London’s built environment 
and transport network have both 
evolved – in parallel and, at times, 
in total opposition to one another.

By Kat Hanna, 
Associate Director, 
Urban Change 

kat.hanna 
@cushwake.com
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Rail and suburbs 

The impact of the Metropolitan Railway on London’s urban 
form cannot be understated – both in terms of how housing 
was developed, and then subsequently marketed. A lack of 
regulation regarding development of greenfield land saw 
several private companies develop rail links into London 
hinterlands, buying up surrounding land at the same time. 
The Metropolitan Railway was particularly profitable, 
primarily due to income from housing developed and then 
sold around its stations in London’s emerging suburbs. 
But Londoners were not won over by good transport 
connectivity alone. Rather, “Metroland”, a term devised by 
the Metropolitan publicity team in 1915, offered the perfect 
blend of rural and urban – green spaces for white-collar 
workers, immortalised by poet John Betjeman as “the 
home of the gnome and the ordinary citizen”. 

Urban densification 

While Metroland enabled the extension of London outwards, 
public transport provision in inner London has allowed the 
city to expand without jeopardising physical proximity. This 
is an urban form often referred to as the “compact city” – an 
approach pioneered by architect Richard Rogers in the late 
1990s. Through publications such as the Urban Taskforce, 
the principle of density-driven sustainable development 
was increasingly translated into policy – for example by 
linking the density of new developments to public transport 

accessibility, or prioritising the regeneration of brownfield 
land in well-connected urban locations. 
 Rail has shaped development in the City as much as in 
the suburbs – albeit on a different timescale and mostly 
for the purposes of commercial rather than residential 
development. The majority of development that has taken 
place above and around stations in London has been driven 
by operational and financial demands. Rail operators were 
not required to turn a profit until the 1960s, and a change 
in governance structures provided a keen incentive to make 
the most out of railway property. Faced with falling tube 
passenger numbers, the British Railway Board found itself 
entering into a range of deals with developers to capitalise 
on London’s office construction boom. Resulting projects 
included Cannon Street, Euston, Broadgate and later on, 
Ludgate and Charing Cross. 

Jubilee line extension? 

Looking ahead, London’s rail network is likely to continue 
under strain. Major employment growth and increased 
housing costs mean suburban rail is increasingly crowded. 
Changes to government funding mean that Transport  
for London continues to focus on obtaining value from 
both non-operational property assets and investment  
in new operational infrastructure (e.g., through land  
value capture).

Rail has 
shaped 

development 
in the City as 

much as in 
the suburbs 

– albeit on 
a different 
timescale 

and mostly 
for the 

purposes of 
commercial 
rather than 
residential 

development
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Road 

While London’s built form has been less heavily 
influenced by mass motorisation than other cities – 
especially those in the US – car use has had a major 
impact on the capital’s development, and particularly 
its public realm. While public transport tends to both 
require and enable urban density, private car use 
requires space, and so frequency leads to sprawl. Again, 
London is something of an exception in this regard, due 
both to the limitation on sprawl imposed by the green 
belt and the policy of developing New Towns outside the 
capital – many of the latter becoming commuter towns 
for those working in London.
 The self-driving car may still be some distance away, but 
advances in autonomous vehicle technology – alongside 
mounting concerns about the impact of congestion and air 
pollution – are set to change not only how we navigate our 
cities, but also how we build them. 
 London’s transport network faces a number of challenges, 
many of which are shared by other global cities. Vehicle 
journey times have risen by an average of 12 per cent. Air 
pollution frequently exceeds legal limits. What distinguishes 
London, however, is the dominance of an ancient and 
largely immutable road network. Side streets and alleys 
may appeal to the flaneur on foot, but for the most part 
have proved hard to adapt to the infrastructure demands of 
a modern city. And where Londoners cannot simply build 
more infrastructure, we must learn to share.

Looking ahead

The way we move around our cities is constantly 
changing. Alongside a number of other UK cities, London 
has seen its city core densify, with developers paying 
increased attention to demands for walkable and bikeable 
destinations. Uber did not have a licence to operate in 
London until 2012. By 2016, 30,000 Londoners each week 
were downloading and using Uber for the first time. Bike 
hire is no longer the preserve of the public sector, and new 
private operators including Ofo and Mobike are rolling 
out dockless bike schemes across London boroughs. 
Citymapper – now one of the greatest sources of data 
on how Londoners get around – is attempting to use its 
knowledge of transport demand to provide its own bus 
services. 
 The line between public and private transport 
continues to blur. Alongside new technologies and 
funding mechanisms, these new models are changing the 
role of every part of the city’s infrastructure – from the 
Underground to multi-storey car parks. Which means that 
– once this tech-driven revolution fully arrives – London’s 
transport network might transform into something 
completely different.

Where
Londoners 
cannot simply 
build more 
infrastructure, 
we must learn  
to share
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In a world where well planned 
infrastructure is increasingly 
intertwined with the success of 
global cities, we take a look at  
the schemes that didn’t make 
it onto the map and global 
innovations that may give London 
some cause for thought.

Infrastructure  
Innovations

Running Out of Steam:  
Five infrastructure proposals 
that never were

1. The Garden Bridge
 Loved by luvvies and championed by then Mayor Boris 

Johnson, the bucolic bridge was eventually scrapped in 
2017 by Johnson’s successor Sadiq Khan. The project 
was characterised by some as driven by patronage and 
politics rather than the necessary (albeit less glamorous) 
processes of planning and procurement.

2. The Thames Estuary Airport
 Not so much a single plan, but a series of proposals for 

a London airport located at various points along the 
Thames Estuary. The latest (and dare one say it, final) 
iteration – referred to as Boris Island – was rejected by 
the Airports Commission in 2014. In 2018, MPs voted for 
expansion at Heathrow – perhaps the final nail in the 
coffin for the Thames Estuary Airport. 

3. The King’s Cross Aerodrome
 In perhaps one of the earliest and most ambitious 

attempts at inter-modal connectivity, architect Charles 
Glover proposed a four-runway airport over the sidings 
at King’s Cross station in 1931.

4. The Regent Street Monorail
 Congestion around Piccadilly, Regent Street and Oxford 

Street is not a new problem. Back in 1967, a suspended 
monorail was proposed to reduce the number of buses – 
deemed to be “obsolete for the needs of inner London” 
by the scheme’s architect Brian Waters.

5. The Cross River Tram
 It sounds old-fashioned, but the Cross River Tram was 

actually a relatively recent proposition. Ken Livingston 
instructed TfL to develop the network in his first term as 
Mayor of London. It was the first scheme to be cancelled 
by Boris Johnson when he took over as Mayor of  
London in 2008.

Global Transport Trends

Bus Rapid Transit
Essentially a tube that runs above ground, BRT allows 
cities to combine the cost-effectiveness of buses with the 
efficiency of a metro system, all without having to dig up 
the roads. The system is particularly popular in cities with 
high levels of congestion and limited metro services – 
including a number of South American cities – and it puts 
an emphasis on making public transport desirable, rather 
than the last resort. 

Microtransit goes big
From scooters to dockless and electric bikes, commuters 
in some cities are now spoilt for choice when it comes 
to on-demand options for short trips. While seen as 
quintessentially Silicon Valley, scooter-sharing start-ups 
have expanded across the US at a rapid rate. Tech unicorn-
on-wheels, Bird is now being rolled out across Europe, 
including a pilot at Here East in the Queen Elizabeth 
Olympic Park. And dockless bike-share service Mobike 
now operates in 200 cities, having launched in Shanghai in 
April 2016. 

Spinning plates
In a bid to reduce congestion, the city of Shanghai has 
for many years run an auction system for new car licence 
plates, with the average plate now costing over £10,000. 
Cities such as Shenzhen operate a lottery system to 
achieve similar ends. And other cities such as Paris have 
used licence plates as a means of controlling traffic, by 
only allowing odd- or even-numbered plates to enter the 
city on certain days. 

Dynamic road pricing
Back in 1975, Singapore was the first city to introduce any 
sort of congestion pricing. The city upgraded its scheme 
to an electronic pricing system in 1998, and more recent 
collaboration with IBM has allowed it to implement real 
time variables, taking into account past traffic conditions in 
order to predict future traffic flows. The system is currently 
being upgraded further with the aim of charging according 
to distance travelled. 

By Kat Hanna, 
Associate Director, 
Urban Change 

kat.hanna 
@cushwake.com
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LONDON DNA

With past residents such as Jimi Hendrix,  
The Beatles, Charles Dickens and the fictional 
detective Sherlock Holmes, Marylebone has 
attracted a rich pool of musicians, artists, 
writers and socialites for centuries. But it is 
in recent years that Marylebone has really 
started to come into its prime, with exciting 
developments on the horizon. 

The name Marylebone, originally 
pronounced “Mary-Le-Bone”, 
originated from a medieval church, 
St Mary-by-the-Tyburn – the Tyburn 
being a stream that once ran from 
Hampstead through Marylebone and 
St James’s Park to the Thames. First 
referenced in the Doomsday Book in 
1086, Tyburn became synonymous 
with public executions in the 12th 
century – and for the next 600 years. 
For much of its history, the area has 
been touched by an association with 
its more nefarious past. However, 
one of its biggest landowners, the 
Portman Estate, has since played 
a leading role in transforming 
Marylebone into an oasis of 
tranquillity away from the hustle and 
bustle of Oxford Street. 
 The Portman Estate’s origins lie 
in 270 acres of farmland leased by 
Sir William Portman in 1532, later 
acquiring the freehold. The land 
remained in agricultural use up until 
the 1760s when the first building 
leases were issued on the Estate, but 
it was in the 1880s that development 
really transformed the area, and the 
Portman Estate is now the largest 
landowner in the area with 110 acres. 
 Keen to ensure that Marylebone’s 
character is protected, the Estate 
is reinvesting £320M over the 
next 10 years. Part of this entails 
developing visionary public realm 
initiatives in partnership with other 
stakeholders (such as Baker Street 
Quarter Partnership and Marble Arch 
London) that will greatly benefit the 
neighbourhood and environment. 
Several mixed-use schemes are 
also being developed on the Estate 
over the next 2-3 years including 
1 Great Cumberland Place (The 
Portman Estate), Marble Arch Place 
(Almacantar) and Regent House 
(Native Land) – all three of which 
C&W are advising on.

Marylebone: A Bustling 
and Carefully Curated 
Village in the Heart  
of London

Executions and 
Investment

Bounded by Oxford Street to 
the south, Marylebone Road to 

the north, Edgware Road to the 
west and Great Portland Street 
to the east, it is an extremely 
well connected and accessible 
neighbourhood which will be 
further enhanced with the arrival of 
the Elizabeth Line at Bond Street 
and Paddington in 2019. Today, 

Marylebone is widely regarded 
as one of London’s hottest 
destinations, with an eclectic mix 
of restaurants, independent stores, 
boutique hotels, Georgian terraces 
and commercial developments. 

The land remained in 
agricultural use up until the 
1760s when the first building 
leases were issued on the 
Estate, but it was in the 1880s 
that development really 
transformed the area

By Ed Nicholson, 
MRICS, Associate 
Director, Leasing, 
London Markets

ed.nicholson 
@eur.cushwake.com
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From Portman Square, walk up 
Baker Street (which, together with 
Gloucester Place, will soon change 
from one-way to two-way traffic flow 
- making for a much more pleasant 
environment), and turn right along 
Blandford Street before arriving at 
Chiltern Street. 
 It is easy to see why Condé 
Nast Traveller recently voted it 
“London’s coolest street”. The red 
brick frontages give the street 
a distinctive look, and when 
the Grade II-listed Victorian fire 

station was transformed into the 
Chiltern Firehouse boutique hotel by 
acclaimed American hotelier Andre 
Balazs in 2013, the street found itself 
immersed in a media whirlwind thanks 
to its immediate celebrity following 
and three-month waiting list! 
 Several long-established 
businesses remain, complementing 
some of the recent arrivals such 
as Hamilton and Hare, Trunk, and 
Sunspel, all catering for those with 
a finger on the fashion pulse. Round 
off your Marylebone experience at 
Cadenhead for a memorable whisky 
tasting session – or, for a slightly 
lighter choice of refreshments, try 
Monocle Café.

Treat 
yourself to a 
night in the 

penthouse 
suite, 

featuring 
a private 

roof terrace 
and roll top 

bathtub

At the end of Seymour Street 
and at the heart of the Portman 
Estate is Portman Square, a 
private garden of approximately 
2.5 acres, and home to our West 
End office. It is the jewel in the 
Estate’s crown, notable for its 
magnificent London plane trees, 
distinctive drinking fountain, food 
markets and big screen events. 
Portman Square also houses one 

of Marylebone’s finest buildings – 
20 Portman Square. Built between 
1773 and 1776 by Robert Adam for 
Elizabeth, Countess of Home, the 
building is beautifully proportioned 
and boasts breathtaking interiors. 
Since 2004, it has been occupied 
by the private members’ club, 
Home House, and its sister club – 
Home Grown - aimed at high-net-
worth entrepreneurs and investors 
– will soon be opening at nearby 
44 Great Cumberland Place.

Home 

‘London’s  
Coolest Street’

Approached from Marble Arch, 
Seymour Street is the ’gate’ to the 
Portman Estate and the adjoining 
Seymour Place and New Quebec 
Street perfectly illustrate how the 
Estate’s investment in a vibrant mix 
of retail, restaurants, residential 
and commercial space can 
complement each other. Starting 
on Seymour Street in a westerly 
direction, pop into Bernadis for 
some traditional Italian cuisine, or 
turn left down Seymour Place for 
tantalising tapas at Donostia – or 
perhaps a new suit at Taliare?
 Returning to Seymour Street, and 
passing across Great Cumberland 
Place, you will arrive at The Zetter 
Townhouse. After a visit to their 
award-winning cocktail lounge, 
Seymour’s Parlour, treat yourself  

to a night in the penthouse suite, 
featuring a private roof terrace and 
roll top bathtub.
 Further along Seymour Street, 
stop off for a healthy Aussie-inspired 
breakfast at Daisy Green: ‘The Bondi’ 
(named after the famous Sydney 
beach) is not one to miss! Take a 
left down New Quebec Street and 
Boxcar’s burgers will be sure to 
satisfy your hunger. Alternatively, 
see why the Estate’s public house 
The Grazing Goat is so popular (the 
name derives from a time when the 
Portman family used to graze their 
goats on the land where the pub 
now sits). And, if you hanker for 
something vegetarian, then head to 
The Gate, which serves up brunch 
classics such as Tofu Shakshuka. 

Grazing Goats
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London 
in Figures

Our team of experts delve into the  
latest market stats and more...

RENTS£

SOHO

£87.50
per sq ft

0.0% ARC

Annual Rental Change
■ More than 0% ARC
■ 0% ARC
■ Less than 0% ARC

NORTH OF OXFORD ST

£92.50
per sq ft

0.0% ARC

FITZROVIA

£85.00
per sq ft

0.0% ARC

KNIGHTSBRIDGE

£87.50
per sq ft

0.0% ARC

KING’S CROSS

£77.50
per sq ft

0.0% ARC

EUSTON
& MARYLEBONE

£75.00
per sq ft

0.0% ARC

BLOOMSBURY

£68.50
per sq ft

0.0% ARC

MIDTOWN

£67.50
per sq ft

3.8% ARC

CLERKENWELL 

£67.00
per sq ft

3.1% ARC

PADDINGTON

£70.00
per sq ft

3.7% ARC

KENSINGTON
& CHELSEA

£60.00
per sq ft

0.0% ARC

CANARY WHARF

£42.50
per sq ft

0.0% ARC

STRATFORD

£42.50
per sq ft

0.0% ARC

GREATER
DOCKLANDS

£30.00
per sq ft

0.0% ARC

CITY CORE

£67.50
per sq ft

0.0% ARC

ALDGATE &
WHITECHAPEL

£57.50
per sq ft

4.5% ARC

MAYFAIR & ST JAMES’S

£110.00
per sq ft

-2.2% ARCHAMMERSMITH

£55.00
per sq ft

0.0% ARC

SOUTH BANK

£66.00
per sq ft

1.5% ARC

COVENT GARDEN

£85.00
per sq ft

0.0% ARC

VICTORIA

£77.50
per sq ft

0.0% ARC

SHOREDITCH

£66.00
per sq ft

1.5% ARC
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Commercial office values around 
Crossrail stations in Central London 
will increase over the next decade, 
with an uplift of 10% in capital value. 
(Source: impact of Crossrail – City  
of London Corporation)

Residential capital values are 
projected to increase immediately 
around Crossrail stations in central 
London by 25% over the next decade.  
(Source: impact of Crossrail – City 
of London Corporation)

3,900 additional workers could 
come into employment after 
Crossrail comes into operation 
around the Liverpool Street area. 
(Source: impact of Crossrail – City 
of London Corporation)

Crossrail will reduce congestion 
on London Underground lines and 
the southeastern trains network 
by between 20% and 60%. 
(Source: Crossrail & City of London 
Corporation)

Additional jobs as a result of 
Crossrail, by 2023 (CEBR estimate) 
 
Crossrail will reinforce London’s status as a global city, 
allowing for the accommodation of 300,000 new jobs 
in key employment hubs. (Source: Crossrail & City of 
London Corporation)

Rest of London  
(Incl. West End) 

City and the Isle  
of Dogs

Thames 
Gateway

An estimated 200 million passengers  
a year will use Crossrail. (Source: 
Crossrail & City of London Corporation)

200m

20–60% 3,900 

10%

730K 56%154%

25%

Cycle routes/  
Santander bicycle scheme

Latest figures mean that since  
2010, London has seen a 154% 
increase in the number of 
journeys made by bike

On average, 730,000 trips are  
made in the capital by bike per  
day. The same number as on the 
Victoria line

Cycle superhighways & quietways 
have increased cycling by up  
to 56%. (Source: tfl)

33,000 63,000 85,000

Transport  
in London
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By 2041, 
the public 
transport 

system will 
need to cater 

for up to  
15 million  

trips every day
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2,500£42M 100

Hybrid buses/ 
electric charging points

100 rapid electric vehicle charging 
points have been installed across  
25 London boroughs

London has the largest electric bus 
fleet in Europe – with more than 
2,500 hybrid electric buses

A £42m fund will help taxi drivers 
replace the most polluting diesel 
cabs, supporting plans for a zero-
carbon city by 2050

8.7 million customers used the night 
tube in 2017/18 compared to  
7.8 million in 2016/17.

2015 2041  
(expected)

 Walking, cycling and public transports

 Car, taxi and private hire vehicle

37%

63%

20%

80%

Night tube/  
Contactless payment

Mode share

Future infrastructure

Major transport strategy

8.7m

80%

270k

200k

70%

£138m

2.5m

The mayor’s transport strategy sets 
a target of 80% of all journeys to 
be made on foot, by cycle, or using 
public transport by 2041.

Crossrail 2 will provide capacity  
for an additional 270,000 people  
to travel into and across central  
London everyday.

Crossrail 2 will unlock around 
200,000 new homes, and support 
up to 200,000 new jobs. Aims to 
open Crossrail 2 by the early 2030’s.

By 2041, 70% of Londoners will live 
within 400 metres of the strategic 
cycle network.

Night tube will add £138m of 
value every year for the next three 
decades – research by London  
first & ey. – up from the predicted 
£1.38Bn.

London’s transport network has
seen more than 1.7bn pay as you go
journeys made using contactless
payment cards. On average, around
2.5 million contactless journeys are
made across London’s bus, tube, &
rail services every day. (Source: tfl)
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I work for an agile, high-growth tech company currently 
located just outside the Old Street roundabout. Our Head 
of Real Estate has informed me that we have a lease 
expiry in June 2021 in our current building, and as such 
we are looking at our future real estate options. We would 
like to incorporate flexibility into our solution along with 
the ability to expand, which would support our company 
growth initiatives.
 The key requirement for our office search is a modern 
workspace that will stimulate our company culture and 
allow us to attract and retain talent. Our vision for our new 
headquarters would be a creative style of office space with 
plenty of natural light – ideally a converted warehouse 
with exposed brick walls and ceilings. However, I know this 
would be difficult to find outside the main media and tech 
hubs in Clerkenwell and Shoreditch.
 Our initial requirement would be for 20,000-25,000 sq ft  
of newly built or refurbished office space, ideally across 
two floors of around 10,000 sq ft. We would like to focus 
our search on “media hub” areas of the West End such as 
Soho, Noho and Covent Garden. However, we know that 
as these areas have grown in popularity, so have rents. 
Therefore, we would also consider alternative locations 
such as the South Bank, King’s Cross, and the Northern 
Corridor from Paddington to Old Street. Our main 
requirement would be to stay close to our target markets, 
clients and networking hotspots. Remaining close to local 
amenities and providing easy access for employees and 
clients is also essential.
 I have also been reading property articles which 
suggest that more than 50% of cranes across London 
represent office space that has been pre-leased or is under 
offer. Our search has therefore become more urgent, and 
we would like to start planning as soon as possible.

By Hayley Armstrong, 
Senior Insight Analyst,  
UK Research

hayley.armstrong 
@cushwake.com

Dear Cushman & Wakefield,

With occupiers increasingly 
exposed to low levels of office 
supply in Central London, 
Hayley Armstrong explores 
a hypothetical conversation 
between an occupier and our 
London Markets team.
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Many thanks for your letter. To give you some context of 
the local market, companies such as yours have been at 
the forefront for office take-up across London over the 
past five years, and this trend looks set to continue. During 
the first three quarters of 2018, media and technology 
businesses have leased 2.6 million sq ft of space across 
London, accounting for 29% of total space acquired. 
Innovation and new technological advancements will see 
established media companies continue to expand and real 
estate needs challenged.
 New Grade A space has contracted for the fifth 
consecutive quarter, accounting for 47% of total supply – 
the lowest proportion since 2013. Supply levels are likely to 
continue trending downwards as pre-letting continues to 
remove space from the tightening development pipeline.
We predict a shortage of new office space across London 
over the next two to three years, further indicated by 
the fact that 56% of all space under construction across 
London has been pre-let or is under offer. This trend is 
reflected in the number of occupiers currently considering 
options that will be delivered over the next three to  
four years.
 With this in mind, it is evident that now is the time to 
act on finding your new office space. Take-up is forecast 
to remain relatively stable for the remainder of this year 
and into the beginning of 2019. By finding solutions to the 
key challenges listed above, we can help you structure a 
flexible portfolio that utilises efficient space requirements 
while keeping an eye on your bottom line.
 Bearing in mind your size requirement, we have looked 
at office space across London that can accommodate 
20,000 sq ft across two floors of 10,000 sq ft each. 
There are currently 74 options available across all London 
submarkets, ranging from newly built and refurbished 
to poor second-hand. Looking only at newly built or 
refurbished space narrows down the search to just 36 
buildings available – of which 19 are located within the City 
submarkets, eight within east London and just nine within 
the wider West End markets. To put this into context, the 
average take-up per annum for newly built or refurbished 
space across 20,000-40,000 sq ft is 49 units: therefore 
there is currently less than a year's worth of supply on  
the market.
 When you acquired your current office you probably 
looked a year in advance. However, with the present 
leasing market dynamics we are seeing many occupiers 
such as yourselves looking for office space as much as 
three to four years pre-lease expiry or break. The slow 
pace of Brexit negotiations hasn’t hampered occupier 
demand for office space in the capital, so we would 
suggest starting your search as early as possible. We 
would be delighted to pull together a list of search options 
for you – and we look forward to helping you secure  
your dream office.

3+3+14+33+14+11+3+8+11D
Aldgate & Whitechapel

3%

3%
3%

14%

33%
14%

11%

8%

11%

Bloomsbury

Docklands

City Core

Hammersmith

Midtown

Stratford

White City

Clerkenwell & Shoreditch

Cushman & Wakefield says
Newly built/refurbished units  
available across London on floor  
plates of 10,000 sq ft +
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In Conversation with  
Joe Borrett, Director  
of Real Estate and 
Construction at Google
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As more and more businesses begin 
developing and implementing workplace 
strategies and rethinking the role of the 
office as a tool to improve employee 
productivity and wellbeing, Andy Tyler, 
Head of West End Leasing catches up 
with Joe Borrett, Director of Real Estate 
and Construction at Google. 

Andy Tyler — Tell us about your  
role at Google? What are the priorities 
of the role? How have these changed 
in recent years?
Joe Borrett — My role at Google 
has the very long title of Director 
of Real Estate and Construction 
for EMEA, India & APAC, and as 
you would suspect it covers 16 
time zones, four continents and 
lots of buildings in many countries 
and cities. As the Director I am 
responsible for delivering the spaces 
that enable Google and Googlers to 
thrive. This may seem like a simple 
statement, but in essence it requires 
best-in-class teams and great 
partners, working and collaborating 
to produce great spaces. This goal 
hasn’t changed over the years – in 
fact we still use the core principles 
that we’ve always used, only our 
buildings are bigger. 

IN CONVERSATION

By Andy Tyler, 
International 
Partner, Head of 
West End Leasing, 
London Markets 

andy.tyler 
@eur.cushwake.com
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AT — When considering office space, 
what considerations do you believe 
should be key for all companies 
irrespective of size and sector? 
JB — Selection is very much 
unique to the corporate drivers of 
the occupying tenants. No tenant 
is the same, although we can 
possibly be categorised. However, 
location, friction-free commuting 
and sustainability should all be key 
requirements.

AT — Has your criteria for choosing 
an office changed or developed in  
the last five years?
JB — I think that generally the 
selection criteria has remained the 
same, but cities and opportunities 
continuously evolve and change over 
time – as do the occupants of the 
building – so we need to ensure that 
any space matches these needs

AT — In regard to Google’s office 
space initiatives, what do you believe 
to have had the most positive impact 
and why?
JB — A good working environment 
does not just revolve around great 
interior design and the provisioning of 
different work settings – it also needs 
the support of IT systems and HR 
policies to function properly. But really 
good office space is not just about 
these three functions: for offices to 
work well, they need to be supported 
by the culture of all the occupiers and 
the senior management.

AT — Are there any workplace 
developments/trends that you  
believe will shape future workplaces?
JB — Yes, King’s Cross and also 
our developments in the Bay Area 
and New York are first-of-their kind 
projects that are seeking to push the 
boundaries of long-term, sustainable 
and adaptable large-scale workplaces.

AT — In your role as Director  
of Real Estate, what are your main 
challenges and how do you prepare 
for the future?
JB — My challenges are no different 
from any other Heads of Real Estate: 
it’s the matching of conflicting 
requirements of long real estate 
cycles against the corporate  
demands of growth optimisation 
due to headcount changes or other 
factors on shorter cycles.

AT — How important is the  
provision of amenity and retail  
space near to offices?
JB — Internal to Google, these 
amenities are core to culture.  
Health and wellness is fundamental 
to having an engaged and productive 
workforce. Food as a subset of this 
vision has the additional benefit of 
ensuring collaboration across the 
teams. Agents know this better than 
anyone else – that if you sit down 
and ‘’break bread’’ with someone it’s 
hard not to get on with them, which 
especially helps given the level of the 
challenges we’re trying to solve at 
Google. We believe the same to be 
true of inviting the community to be 
part of our spaces, like creating retail 
opportunities for local businesses.

AT — What role will technology play in 
the office of the future?
JB — It will be the new differentiator 
of the workplace of the future. It 
will change the way we design and 
construct our buildings as well as 
how we occupy them. We will look to 
greater efficiencies and less waste in 
our operation, but at the same time 
expect a better end-user experience. 
It will be the holy grail of office design 
and maintenance.

Internal to 
Google, these 
amenities 
are core 
to culture. 
Health and 
wellness is 
fundamental 
to having an 
engaged and 
productive 
workforce

AT — Google’s new London 
headquarters will be the first wholly 
owned and designed Google building 
outside the US. Why King's Cross?
JB — Good question – well, as they 
say, location, location, location and 
some good timing. Google is all 
about collaboration and connections. 
If we take these core principles and 
apply them to our choice of location, 
King’s Cross matches fantastically 
well – at a macro level, King’s Cross 
is directly linked internationally to 
Paris, Brussels and more recently 
Amsterdam. Nationally, it is linked to 
Edinburgh, Glasgow and many other 
northern cities: in fact, some of my 
team members now live as far away 
as Grantham and Leicester. At a more 
local level, we now have ThamesLink 
and of course the London 
Underground. This means that King’s 
Cross is exceptionally well located for 
most people, reducing the friction of 
commuting for the majority. 

AT — What are the defining 
characteristics of the new  
Google office?
JB — The defining characteristic 
of this building is that it is large, 
yet adaptable… the metric that I 
generally use is that KGX1 is as long 
as the Shard is tall, but additionally 
it contains the equivalent steel in 
length of two Eiffel Towers. With 
regard to characteristics – the 
structure has been designed in a way 
that will allow us to reflect the needs 
of the occupants in the space over 
time, as Google continues to evolve. 
Internal spaces have been designed 
with Googlers’ productivity as the 
main focus: as such, the workplace 
will have large, open and easily 
traversable spaces, as well as tons of 
access to natural light – all connected 
to the outside world by way of large 
‘’windows’’ along its facade.

AT — In what way would you  
say Google’s workspace design 
influences culture? 
JB — Google workspaces are generally 
open plan like many other companies 
– but unlike the real estate norm with 
its focus on density, our spaces are 
specifically designed for collaboration, 
connection and transparency, which 
drive our culture of innovation. This 
generally means that we have a looser 
fit and lower density. As you can see, 
‘’connection’’ is a theme. 
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Navigating the 
Proptech Funding 
Landscape

# TRENDING

Proptech VC
Real estate and venture capital are 
poles apart, but the combination 
of the two is a potent force for 
change. Venture Capital firms 
invest in high-growth, fast moving 
businesses that require quick 
decisions and rapid due diligence. 
The real estate industry typically 
concerns illiquid, lumpy assets 
and multiple layers of careful 
consideration before any decision 
can be made. It is these conditions 
that make the real estate industry a 

target for proptech companies, who 
have spotted an opportunity to enter 
a market that had undergone little 
innovation for 100 years.
 Since 2011, $6 billion has been 
invested in the proptech sector 
across the globe. Whilst a relatively 
small figure when compared to 
proptech’s older brother fintech; a 
closer look reveals that 70% of that 
investment occurred in just the last 
two years. So, what is that Venture 
Capital funds have spotted that 
makes proptech investment  
so attractive? 

Size
 
The global real estate market is 
valued at over $200 trillion. The built 
environment touches work life, social 
life and home life. This provides a 
large market, where solutions are 
scalable quickly. 

Opportunities
 
There are multiple angles for proptech 
companies to innovate in real estate, 
including not just the way that the 
industry operates, but also the way  
in which people interact with  
physical space.

Untapped
 
Proptech (certainly at its current scale) 
is a relatively new phenomenon for 
the real estate sector. 52% of total UK 
investment in proptech from 2009 to 
date has been very early stage (seed / 
angel level), and in many areas there is 
a lack of firmly established platforms. 
The relative immaturity of the market 
presents first mover opportunities to 
deliver the next ‘home run’.

Precedents
 
Venture Capitalists need look no 
further than to the fintech industry, 
from which there are many clear 
crossovers into proptech to see the 
commercial opportunity. According to 
KPMG, fintech funding for H1 2018 hit 
$57.9 billion across 875 deals. 

1.

2.

4.

3.

By Futures

Futures@
cushwake.com

futures.
cushmanwakefield.
co.uk/
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Investment 
in proptech is 
on an upward 
trajectory as 
the market 
continues to 
respond to 
the growing 
demand for 
innovative 
proptech 
solutions

What kind of 
opportunities is 
proptech targeting?
The opportunities largely fall into 
two buckets: efficiency gains and 
value-added experience and analytics, 
both of which have the potential to 
create competitive advantage for 
incumbents. 
 According to Bain Capital Ventures, 
tech start-ups have three primary 
propositions to create value. The first 
are complementary activities that use 
software and data to add value to 
incumbents, (e.g. Radius Exchange). 
The second are challenger activities 
that seek to improve existing services 
provided by incumbents (e.g. WeWork 
and Airbnb). The third are synthesis 
activities that utilise sensors, big data 
and platforms to create value (e.g. 
City Zenith and Esri); all of which 
provide investment opportunities for 
real estate incumbents. 
 From an investor / operator 
perspective, proptech can be used to 
improve occupier experience leading 
to new sources of service revenue. 
In the office world this revolves 
around productivity, community and 
bolt on commercial opportunities. It 
could also reduce the overall running 
costs of an office building through 
the implementation of facilities 
management systems provided by 
companies such as Demand Logic  
and Locale. 
 For a property consultancy, 
proptech provides the tools to give 
clients more granular insights on the 
market, (e.g. GYANA / Placemake). 
It also leads to process efficiency 
opportunities, with companies such 
as Bowery automating elements 
of the valuation process, and VTS 
streamlining the leasing process.

activity. The corporate will usually take 
a mentoring position within the fund 
and has varying levels of influence 
over the choice of companies in which 
the GP arranges investment. Examples 
of the funds that a corporate might 
partner with include Fifth Wall, 
MetaProp and Navitas Capital. 
 The third, and most popular, option 
is to become a limited partner (LP) in 
a venture capital fund. This is when a 
corporate invests in a fund for return, 
but also to gain market awareness 
and exposure to an emerging market. 
The GP then uses the funds invested 
by the LPs to invest in businesses that 
match the mandate of the fund. While 
LPs are not typically hands-on in the 
choice of investments, they are able 
to draw from the knowledge of the GP 
and the companies within the fund, 
and their risk is pooled across  
a number of investments. 
 Investment in proptech is on an 
upward trajectory as the market 
continues to respond to the growing 
demand for innovative proptech 
solutions. The next 5 years of the 
proptech sector are likely to be 
characterised by maturity and 
consolidation of Proptech business  
as market leaders begin to emerge  
in their respective sectors.

How is private 
equity investing?
The emergence of real estate specific 
funds such as Metaprop NYC, Fifth 
Wall Ventures and Navitas Capital 
provide vehicles for capital to take 
positions in the sector. These funds 
have also found favour with real estate 
operating businesses looking to gain 
exposure to the proptech market 
without the added risk and efforts 
of investing directly. MetaProp NYC’s 
latest oversubscribed $40m fund and 
Fifth Wall’s $400m fund have a long 
list of Limited Partners from the real 
estate industry who want to keep a 
microscope on what’s happening in 
proptech, in the process creating real 
options on bringing this tech into  
their businesses.
 While the vast majority of 
investment is delivered in the US,  
the UK is leading the way for European  
proptech investment, accounting for 
59% of proptech investment in 2017, 
helped by UK proptech companies 
such as LendInvest and Unmortgage 
raising $40 million and $12 million 
respectively. 
 There are a number of options 
available to real estate companies 
looking to gain exposure to the 
proptech market, each having their 
relative merits. 
 The first is corporate venture 
capital, which is a direct equity 
investment made by a trade investor 
into a privately held business. These 
investments are made in companies 
that provide operational synergies to 
the trade investor and promotes their 
existing business. Recent examples of 
these include Allen & Overy investing 
in fintech company Nivara. So far, 
these types of investments have been 
limited in the real estate sector due 
to the risks associated with directly 
investing in a proptech company and 
the business support that a start-up 
would require.
 The second is to take a position 
alongside the general partner (GP) 
in a fund. This is a less hands on 
approach whereby corporates will 
partner with GPs whose investment 
fund compliments their business 
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By Alistair Parker, 
Head, Retail 
Development 
Agency – London

alistair.parker 
@eur.cushwake.com

Oxford Street
PAST, PRESENT, FUTURE

Oxford street used 
to be know as 
Tyburn road

John Lewis first 
opened as a little 
drapery shop in 
Oxford Street

Oxford Circus 
station and Bond 
Street station  
was built

1700s 1864 1900

Marshall & 
Snelgrove 

opened its store 
in Oxford street

The City’s historic 
status as the most 

expensive office 
location was 

overtaken by the 
West End

1851 1900s
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Twelve months ago, and after nearly 15 years of studies 
and strategies, the Mayor of London announced that 

the world’s premier shopping street – serving an estimated 
visitor number of 240 million per year (2021) – was to be 
pedestrianised. This, the Greater London Authority (GLA) 
suggested, would address its future shopping success, 
traffic casualties, unacceptable pavement overcrowding 
and the world’s worst NO2 pollution level.
 Then – in May of this year – Westminster City Council 
backed out, citing the opposition of local people. TfL 
advised that 14,377 people responded to the Phase 1 plan 
consultation and 4,739 people objected to the proposal. 
The City Council contended that 61% of ‘Westminster 
residents’ did not support the partial pedestrianisation 
of Oxford Street. The City Council have now tabled an 
alternative plan that will “transform the Oxford Street 
district into a global, iconic destination” with a “coherent 
and district-wide solution” through a “place-based 
strategy” - which appears to centre on modest pavement 

An uncertain future extensions by losing some bus bays (www.osd.london).
It was the 2008 Royal Assent to the Crossrail Bill that 
finally prompted the statutory authorities to act, when 
early estimates – possibly framed to encourage the 
government to fund the new Elizabeth Line – forecast an 
extra 155-220,000 visits per day at Bond Street station 
(up 57%) and 150-200,000 extra at Tottenham Court Road 
(up 81%) by 2021. Crossrail will bypass the Oxford Circus 
station, as it was acknowledged from the very outset that 
it couldn’t handle the traffic.
 TfL’s entry/exit figures for last year reported weekday 
traffic at Bond Street at 60,000-61,000 per weekday 
and Oxford Circus at 121,000-136,000 per day – about 
40 million a year at Bond Street, 41 million at Tottenham 
Court Road and 84 million at Oxford Circus. 
 Crossrail obviously involves acres of expert documents, 
including forecast station user levels. Pedestrian density 
is delightfully measured with Fruin’s Levels of Service 
criteria, with the recommended minimum ‘comfortable 
level’ being 11-17 pedestrians per minute per metre per 
effective width of footway. The ‘very uncomfortable’ level – 
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Only  
27 per cent 

of Oxford 
Street’s  

jobs are in  
retail, with  

45 per cent in 
professional 

offices

perhaps recognisable as pavement shuffling – is set at 35+. 
The expert reports appear to suggest the stations may 
suffer from a forecasted 46 pedestrians/min/m. Indeed, 
one reads that Bond Street station footway will require 
15m – “nearly the whole carriageway”.
 The West End Company, amongst others, contends that 
the current overcrowding is on a par with Asian streets. 
A recent survey (BNP Paribas 2017) found Oxford Street 
had the highest pedestrian flows in global cities, followed 
closely by Munich and then Madrid, Frankfurt and Paris at 
about three quarters of the flow. Incidentally, the Oxford 
Street flow was lower than found in early 1970s surveys.

Palaces of consumption
With 4,529,000 sq ft of retail floorspace arranged along 
1.3 miles in 471 units, Oxford Street has massive scale. 
Today, that offer includes 1,963,000 sq ft of department 
stores, including the iconic Selfridges and the authoritative 
John Lewis. Before the demise of the Peter Robinson 

store (now Nike & Topshop) and Bourne & Hollingsworth 
(ex Plaza shopping centre), department stores used to 
compose about half the shopping space.
 Most of the great store edifices were built between 1851 
and 1937 – led by Marshall & Snelgrove (now Debenhams), 
followed by DH Evans (now House of Fraser) and lastly 
John Lewis. It was these great ‘palaces of consumption’ 
that established Oxford Street as the premier retail offer 
for the burgeoning middle classes. Before the mid-1800s, 
Oxford Street was a complex mix of stables, theatres, 
shops with attendant workshops, music halls, furniture 
makers, bazaars, coach builders, a covered market and 
residential housing thronged by street traders, prostitutes 
and folk of ill repute. Previously known as the Tyburn Road, 
street development only reached Park Lane in 1780. At the 
start of the 19th century, it was a major thoroughfare in a 
relatively compact city with 860,000 people. That grew to 
2.8 million by 1860, making it the largest city in the world.
 The development of the West End reflected the drift of 
fashionable society out of the City of London, first served 
by retailers moving, particularly after the Great Fire of 1666, 

Oxford Circus was 
rebuilt in 1906 for  
the Bakerloo line

The pavements were 
widened, as part of 

the Oxford Street 
Improvement Scheme

The City Council are 
working on a plan that 

will ‘transform the Oxford 
Street district into a 

global, iconic destination’ 

The BNP Paribas 2017 
survey found Oxford 
Street had the highest 
pedestrian flows in 
global cities
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from Cheapside to Covent Garden, the Strand and Holborn, 
serving the grand new housing. After the Treaty of Utrecht 
(1713), the renewed economy prompted the development of 
Mayfair and Fitzrovia, followed by the Bedford and Portman 
estates. Similarly, the end of the Napoleonic wars in 1815 
encouraged the wholesale development of Belgravia and 
Pimlico, together with the scheme to create Regent Street 
(1820). The latter was London’s first planned shopping 
street as well as its earliest comprehensive compulsory 
purchase order, acting partly as an employment initiative for 
unemployed soldiery. 
 By the end of the 19th century, Oxford Street had 
become almost wholly retail but remained “less fashionable 
than Regent Street, because further from the court and 
courtly influences, and less devoted to pleasure than the 
Strand, owing to its greater distance from the theatres, it 
has always preserved the happy medium of respectability” 
(Edward Walford ‘Old and New London: V0l 4’. 1878).
 As ever, the extension of retail had been led by 
destination attractions: theatres, concert halls, shopping 
arcades and bazaars. Bazaars, the early forerunners of the 
shopping centre, were smart market halls for fashionable 
goods arranged in stalls. The earliest (and perhaps most 
successful) was the Soho Bazaar (1816) on Greek Street, 
but Oxford Street had the Royal Bazaar (1828, then rebuilt 
as the Princess’s Theatre and now USC/Sports Direct), 
Crystal Palace (1858) and Pantheon (1834). The last was 
originally built as assembly rooms for balls, masquerades 
and operas in 1770. Today the site is home to Marks & 
Spencer’s 120,000 sq ft listed Art Deco store (1938). 

 

Opportunities for change? 
The key problem for large buildings was site assembly. Three 
of the bazaars were built on former stables. Today’s Marks & 
Spencer Marble Arch flagship store substantially lies on the 
former site of the Portman Cavalry Barracks. Site assembly 
for the development of the Bourne & Hollingsworth store 
required over 30 site interests including “a chapel, brothel, 
cigarette factory and a nest of Polish tailors”. 
 Indeed, it is remarkable how little large-scale retail 
development has happened on the street in the 110 years 
since Gordon Selfridge laboriously assembled the site 
for his revolutionary department store. Perhaps the only 
notable example of retail expansion was the 60,000 sq 
ft involved in MEPC’s rebuilding of Bond Street station  
(West One 1981) to accommodate the Jubilee Line.
 The Bond Street station is one of the three critical 
transport hubs that underpin the Street. It was first built 
in 1900 as part of the Central London Railway from 
Bayswater to the City (Central line), and was initially 
opposed by the landowner, the Duke of Westminster, 
who was later persuaded it would improve his estate – 
then also comprising large chunks along Oxford Street 
which he had largely rebuilt over 1865-90. 
 Oxford Circus, originally built in 1900 for the Central 
line, was rebuilt in 1906 for the Bakerloo Line, rebuilt 
in 1912 to relieve congestion, again in 1923 and then 
once more in 1968 for the Victoria Line in an ever more 
complex underground geometry. Today it is the fourth 
busiest station in the UK.
 With about 75 per cent of shoppers arriving by public 
transport, the capacity of the Tube and buses to deliver 
users appears vital. And TfL has recently reduced bus 
services by 40% to reduce impact on what is said to be one 
of the most dangerous and polluted roads in London.

The Bond 
Street station 
is one of the 
three critical 
transport 
hubs that 
underpin  
the Street
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Beyond retail 
Yet Oxford Street is not just about shops. Only 27 per 
cent of Oxford Street’s jobs are in retail, with 45 per cent 
in professional offices. The street’s future rests on office 
employment, catering and services together with key 
cultural or entertainment attractions.
 Unlike the days of Oxford Street past, the current 
leisure, entertainment and cultural offer is limited. The 
eastern end still has the 100 Club, originally started in 1942 
at 100 Oxford Street as a jazz club. It also has the famed 
2,200-seat Dominion Theatre, built as a cinema in 1928 on 
the site of a former brewery. Most of the key destinations 
are just off Oxford Street: the most famed is probably the 
London Palladium, originally built as a rival shopping offer 
to the Pantheon bazaar before becoming a circus and then 
an ice skating rink. It was then redeveloped, in 1910, as a 
theatre designed by the legendary Frank Matcham. Today 

As ever, the 
extension 
of retail had 
been led by 
destination 
attractions; 
by theatres, 
concert halls, 
shopping 
arcades and 
bazaars

it remains an iconic 2,300-seat venue and host, apparently, 
to the ashes of Bruce Forsyth.
 Another notable offer is the 545-seat Wigmore Hall, 
the ‘grand dame of concert halls’ built by the German 
company Bechstein in 1901. From its earliest days, 
Wigmore Street had specialised in piano manufacturers, 
opticians, coachbuilders and fine fashion. However, 
Bechstein’s concert hall was confiscated during the first 
World War, and was subsequently acquired at auction by 
Debenhams to facilitate improvements to their grand new 
store on Wigmore Street (1916) – before they merged with 
Marshall & Snelgrove and consolidated on Oxford Street.
 The final major attraction is the Wallace Collection, 
housed in Manchester Square’s Hertford House – built 
in 1788 reportedly because of the fine duck shooting 
then available in the locality. The works collected by five 
generations of the Hertford family were bequeathed to 
the nation in 1897 and the museum opened in 1900.
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Whilst the Street’s overall 
commercial economy is very 
robust, the Crossrail debacle 

does not bode well for its 
shopping future

The modern context 
Whilst the Oxford Street retail offer has only improved 
incrementally over the century, and the ‘experiential offer’ 
declined significantly, commercial offices, by contrast, have 
boomed. The City’s historic status as the most expensive 
office location was overtaken by the West End during 
the downturn in the early 1990s. From the late 1990s, 
West End prime rents moved very clearly ahead of the 
City, although development has been increasingly seen in 
mega-schemes like those at Paddington or King’s Cross.
 Oxford Street’s retail future must also be set against 
the major Westfield developments at Shepherds Bush 
(2.72 M sq ft), Stratford (1.88 M sq ft) and, as proposed, 
at Croydon (1.87M sq ft). Recent London Plan studies put 
the combined turnover of the existing centres at 37 per 
cent of the entire West End (GLA Experian 2017).
 The Street’s competitive edge is not helped by its 
unimpressive public realm, limited experiential offer, 
pollution levels and traffic volumes. Whilst its overall 
commercial economy is very robust, the Crossrail 
debacle does not bode well for its shopping future.
 As the future of Oxford Street’ continues to be debated, 
one might reflect on research done (DoE, 1975) after 
the 1972 Oxford Street Improvement Scheme, which 
first closed the Street to general traffic and widened the 
pavements. That research concluded that the scheme had 
not attracted any more people, although fewer people 
now walked to the area and more cited shopping as the 
reason for being there (an increase from 28% to 36%). The 
explanation was felt to be that the remaining high volume 
of traffic (including 400 buses per hour) discouraged 
users and that the attraction of the area was so great that 
“the relatively minor changes in amenity had little impact”. 
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VILLAGE LIFE

EAST END FAVOURITES 
The wineries and cocktail bars may 
have moved in, but Bethnal Green is 
still home to some legendary East 
End eateries, including G. Kelly, which 
serves up pies made to its 80-year-
old recipe, complete with mash and 
liquor. (For the uninitiated, liquor is in 
fact a kind of parsley gravy: if it’s real 
liquor you’re after, get the pie to go 
and head to a pub.) A little further 
down Bethnal Green road, you’ll find 
E. Pellicci’s – an Italian café offering 
heart-stopping fry-ups alongside 
Mediterranean classics, presided over 
by Mama Maria, who relishes her role 
as nonna to the hungry and typically 
hungover clientele.

MUSEUM OF CHILDHOOD 
Given the number of bars and 
restaurants, you’d be forgiven for 
thinking Bethnal Green was simply a 
playground for east London young 
professionals. At the Museum of 
Childhood, however, you’ll find 
exhibitions and activities to occupy 
people of all ages. Housed in a 
striking red-brick building, the 
museum is part of the V&A, and is 
even built around a pre-fabricated 
structure initially erected in South 
Kensington’s “Albertopolis”. Today, 
the museum is the largest of its kind 
in the world.

NEW WINE IN OLD SKINS 
If circuits and sparring aren’t really 
your thing, it’s still worth checking 
out the arches of Gales Gardens and 
Paradise Row. The former is now home 
to Renegade, London’s first urban 
winery, which hand-processes, ages, 
and bottles all its wines in-house, each 
with a London landmark label. However, 
Renegade isn’t the only spot to have 
made use of Bethnal Green’s existing 
architectural heritage. French-inspired 
cocktail bar Coupette lies behind a very 
English exterior – the former home of 
the Albion, initially opened in 1870 – 
and the grandeur of Bethnal Green’s 
Town Hall, opened in 1910, is a fitting 
home for a five-star hotel, with no 
shortage of Art Deco interiors. 

MARKETS 
Head towards Bethnal Green on a 
Sunday and you’ll spot more than one 
local struggling along the street with 
some sort of unwieldy pot plant. Have 
you ever tried to balance a cactus on 
your bike handlebars? Columbia Road 
Flower Market is now a pretty popular 
tourist spot, but worth braving the 
crowds for. On the other hand, if it’s 
day-to-day goods you’re after, then 
Bethnal Green Market is the place to 
go. It’s resolutely ungentrified – but 
what it lacks in gluten-free baked 
goods, it more than makes up for  
with its wide variety of stalls.

Bethnal Green – Where the  
East End Meets the World

BOXING CLEVER 
Bethnal Green has long been 
the home of east London’s well-
established boxing scene. Situated 
on Old Ford Road, and built in 1928, 
York Hall still regularly hosts matches 
– as well as offering a gym, pool, and 
spa that puts most other publicly 
run leisure centres to shame. Fancy 
getting some practice in? You’ll find a 
number of small training gyms in the 
area’s numerous railway arches. 

Bethnal Green sits both literally 
and metaphorically between 

Shoreditch – the very epicentre 
of hipsterism – and Bow, an area 
of east London synonymous 
with Cockney culture. The result: 
a neighbourhood that blends 
heritage with some of the newest 
and most exciting food and 
drink spots in London; where 
bars pop-up next to Bangladeshi 
grocers, and railway arches host 
everything from sparring sessions 
to locally brewed session IPAs. 
 Unlike nearby Shoreditch and 
Stratford, and despite now being 
home to a sizeable population 
of young Londoners, Bethnal 
Green has seen relatively little in 
terms of real estate development. 
Don’t let that fool you – head 
to the side streets, squares, and 
railway arches to see how this 
neighbourhood continues to 
blend old and new. 

By Kat Hanna, 
Associate Director, 
Urban Change 

kat.hanna 
@cushwake.com
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The real estate industry is changing fast, with new 
technology, environmental challenges and social  
trends evolving the way people live and work. 
With a rich understanding of all things London,  
we anticipate emerging real estate trends so that  
our clients can form strategies for the future. 

Find out more:  
cushmanwakefield.co.uk/london

Futures is Cushman & Wakefield's response to  
a rapidly changing industry. Find out more:
futures.cushmanwakefield.co.uk
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