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Market Context (2018-2023)
e Space Loss: The Central Activities Zone (CAZ) lost 14M sq ft of office space.
 Westminster Impact: Accounted for 50% of that loss (>7M sq ft).

The "Secondary" Space Challenge
 Westminster CAZ: 62% (43M sq ft) is secondary stock (EPC C-G).
e Oxford Street: 60% (3.8M sq ft) is secondary stock.

The Investment Opportunity

 Economic Boost: Upgrading secondary space could unlock £119B in Westminster.

e Oxford Street Potential: Upgrades could generate £17.2B in investment value and £328M in annual prime rent.
 High Demand: Prime vacancy is ultra-low at 0.8% (Westminster) and 1.5% (Oxford Street).

Source: WPA

Confidential & Proprietary | © 2026 CBRE Ltd



Rental growth continued into 2025

Central London prime rents, Q4 2025

Rise
No Change
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Colour shows year-on-year change
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CENTRAL LONDON West End Office Annual Take-up
OFFICE MARKET
Q4 2025

6.0
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10-year average:
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Westminster Development Pipeline

Q4 2025
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pans
5 IR

7 Brook Street 1 Hanover Street
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—

100,000 Sq Ft
Pre-Leased as an HQ

40 Broadway
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EVERCORE

PC mid 2026

135,000 Sq Ft let to Evercore (33%)

Deal just signed on more space (announcement shortly)
Advanced negotiations in place with multiple parties.

+

1 Victoria Street
10-20 Victoria Street
30 High

105 Victoria Street

CBRE
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1: Adoption of Partial Review of the City Plan

A S

N A ] @%. . &
S 2% M S
2019 - 2040

Affordable Housing:
Retrofit First
<1,000 sgm /10 units

NMRK.COM/UK

13
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Retrofit First: Redevelopment and sequential test
e

JUSTIFICATION OF DEMOLITION: SEQUENTIAL TEST

Test 1: Test2: Test 3: Test 4:
Structural soundness Requirements of use Whole Life Carbon Public Benefits

[Optional]

Works allowed, up to and including the following:

* Removal and replacement of building envelope (facade and roof), finis
building services
Retrofit * Localised works to small areas of superstructure to facilitate replaceme

above Are existing building(s) on

IS SUBSTANTIAL wibe aluctural);
DEMOLITION therafore c/,
PROPOSED ? and re-pu

Is it demonstrated that
either a retrofit or deep

s — [P -

'Will the whole life carbon

\_

* Removal and replacement of building envelope (facade and
and building services

¢ Localised works to small areas of superstructure to facilitate
of elements above

¢ Localised works to small areas of substructure to facilitate e

* Removal and replacement of building envelope (i
roof), finishes and building services
* Demolition of up to, or equal to 50% of floor are:

Deep Retrofit

* Removal and replacement of building e
(facade and roof), finishes and building servicee

* Demolition of up to, or equal to 50% of floor area

* Localised works to substructure to facilitate extension
works

Deep Retrofit with Extension

Substantial

* Removal and replacement of building demolition

envelope (facade and roof), finishes and
building services
* Demolition of more than 50% of floor area (50% to 100% of

GIA)

partial

NMRK.COM/UK

Building type

Major schemes - Commercial buildings
(including commercial led mixed use
schemes)

Major schemes - Residential (including
residential led mixed-use schemes) and
hotels over 18 metres in height

Major schemes - Residential (including
residential led mixed-use schemes) and
hotels under 18 metres in height

Major schemes = uses not listed above, or
where there are justified site specific
constraints

Minor schemes and development types not
considered above

Upfront Embodied Carbon (A1-A57)
requirements

CO.e/sgm
Limit: 650kg COze/sgm

Aspirational: 550k

Aspirational: 600kg COze/sgm

Limit: 700kg COze/sgm

Aspirational: 550kg COze/sgm

Limit: 650kg CO2e/sgm

Lowest deliverable embodied carbon

Lowest deliverable embodied carbon without
affecting provision of affordable housing



http://www.nmrk.com/en-gb/
http://www.nmrk.com/en-gb/

2: WCC Guidance

PLAN

2019 - 2040

Inclusive Local

Planning Obligations Affordable Workspace

Policy 43: Retrofit First

Economy and
supplementary guidance

and Affordable Housing Informal Planning
SPD Guidance Note

Employment Guidance

Addendum to the Environment SPD

Note

Consultation version January 2026
Consultation version January 2026

Consultation version January 2026

8% 0%

City of Westminster City of Westminster

3% )

City of Westminster City of Westminster

Consultation closes 20 February Adopted

NMRK.COM/UK 15
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3: City Plan Full Review: Timeline

May 2026

Local Elections

November 2025

Informal Consultation

I

“30 months”

[EP
N

Mid 2029

Complete new Local Plan

l >

[ ® ®
%A February 2026
Direction of Travel .
Yy End of Year
ZE8  Gateway 1

NMRK.COM/UK
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City Plan Full Review: Issues

Globally Competitive
Westminster

Secondary office
accommodation

NMRK.COM/UK

L

Functions of the
CAZ

S

Retrofit, energy and
environmental policy

Housing and
Affordable Housing

L

Heritage and Retrofit

17
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Future

—  Thisis being prepared on foundations that
are uncertain, and shifting

—— Plan making system itself

—  NPPF

— London Plan

18
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NPPF

Default support
In urban areas

L

17 References to
“Substantial Weight”

NMRK.COM/UK

4l

Support for economic
development, modern
iIndustrial strategy

S

Greater Weight on retrofit

of listed buildings

Quantification of need

o

Future of energy, embodied
carbon, air quality policies

R ———

b

UK Government

THE UK’S MODERN

INDUSTRIAL
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[.ondon Plan

—  CAZ & Opportunity Areas: Role and Extent?

——  Housing: 52,000 pa - 88,000 pa

——  Affordable workspace and affordable commercial premises
—  Energy, environment, retrofit and embodied carbon

—— Viability and delivery

Pu o o mm mm mm mm mm Em Em mm mm mm mm Em Em o Em Em Em e e M e M M M M M M M e Em e mm mm Em e Em Em Em Em

i Draft Plan consultation — Summer 2026
i Examination —  2026/2027
Adoption __, 2027/2028

i Mayoral election ., 2028

R
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Oxford Street

. —  ANew Planning Authority i
' _.  New Local Plan i

—  Housing Targets

Key:

—— Oxford Street Developments

Proposed Mayoral Development Area

Proposed Oxford Street Mayoral Development Area with Newmark experience overlaid

NMRK.COM/UK

Oxford Street Mayoral Development Area & Corporation

From 1 January 2026 / Planning

When from 1 April
M\
Where No changes proposed to boundary since

consultation — broadly a block around

Planning powers

All powers to be transferred to MDC,
including plan-making

<

Transitional
arrangements

Applications in system on 1 April
to transfer to MDC. But unconfirmed.

O
O

=

Pedestrian-isation

Consultation late 2025 until 16 January
2026. 1t phase due to be Oxford St
West. Any scheme to prevent all through
traffic (with north/south access)

21
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Thank you

Find us on LinkedIn at:

Westminster Property Association



https://www.linkedin.com/company/londonpropertyalliance/?utm_medium=email&_hsenc=p2ANqtz-_XC1yOOE4kuwRc51Q0JCo8X4JDKmeLHa05oXSx6NDe5RDlRxw0BGHMTnbYZa5XcD7JrdUG63nvPk3Qjwwze9CAlATg1g&_hsmi=402696769&utm_content=402696769&utm_source=hs_email
https://www.linkedin.com/company/londonpropertyalliance/?utm_medium=email&_hsenc=p2ANqtz-_XC1yOOE4kuwRc51Q0JCo8X4JDKmeLHa05oXSx6NDe5RDlRxw0BGHMTnbYZa5XcD7JrdUG63nvPk3Qjwwze9CAlATg1g&_hsmi=402696769&utm_content=402696769&utm_source=hs_email
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