
INTRODUCTION

Welcome to the virtual exhibition for the emerging 
proposals for the future of Garfield House, 86 - 110 
Edgware Road, W2 2EA.

The Garfield House project aspires to provide a new, highly sustainable 
building on Edgware Road. The emerging plans are to bring forward 
looking, flexible low energy workplace with an active and varied retail 
offering at ground floor level.

This first stage of consultation is taking place ‘at-a-distance’ using a range of 
different feedback tools. We are committed to engaging widely and making 
sure everyone has an opportunity to have a say on the emerging proposals.

You can provide your feedback on the information set out in these boards 
by clicking on the ‘Feedback Form’ on the ‘Have Your Say’ section on our 
website. You can also provide your feedback via post.

We will then review the feedback received which will help us develop more 
detailed plans which we will share at a second stage of consultation taking 
place in the coming months.

Garfield House and Bernard House today



MEET THE TEAM

The Portman Estate
The Portman Estate is a privately owned property company 
and landowner in Marylebone. The Estate is a mix of residential, 
retail and office space and comprises 110 acres of property 
located between Oxford Street and Edgware Road and 
extending north towards the Marylebone Road and east 
towards Marylebone High Street.

We take a long-term approach to our ownership and 
stewardship of our estate. In recent years we have worked hard 
to restore many Georgian buildings to today’s high standards 
and create contemporary homes and offices that reflect their 
historical context.

Sustainability is at the core of our ambitions, and we have a 
target to be Net Zero Carbon across the Estate by 2030, with 
Garfield House being our first Net Zero Carbon redevelopment.

Hopkins Architects
Hopkins Architects was founded in 1976 in Marylebone and 
is one of the UK’s leading architectural practices. The practice 
has designed and delivered many award-winning buildings both 
in London and internationally, and has established a reputation 
for designing innovative, sustainable projects which respond 
sensitively to their context.

Project Managers

Planning Consultants 

Community Engagement

Sustainability Consultants

100 Liverpool Street, London WWF Headquarters, Woking



The History of Edgware Road
The Edgware Road is one of London’s most famous and iconic 
thoroughfares; it is also one of the oldest and longest streets in the Capital, 
beginning at Marble Arch and ending in Barnet, north London. 

Originally part of one of the main Roman roads in Britain, for today’s 
Londoners the southern end of the street is characterised by a thriving multi-
cultural community, situated between the Portman Estate of Marylebone to 
the east and the Hyde Park Estate to the west.

The character and architectural quality of the area today is largely defined by 
three historical eras: Victorian, the 1930s interwar years, and post war 1950s 
and 60s. 

In the most recent post-war period, the Edgware Road was transformed 
with the construction of a number of larger scaled corporate headquarters, 
retail showrooms and hotels, which replaced the smaller scale shops and 
frontages.  This established much of the character of the street that can be 
seen today.

The Edgware Road Today 
Edgware Road is very popular among both Londoners and tourists offering 
a mix of shops, and places to eat and drink. However, the street is also 
characterised by significant amounts of traffic, a hard urban landscape, 
limited urban greening and few places to pause.

We therefore believe that the Garfield House project has the potential to 
make a positive contribution to the regeneration of the wider Edgware Road 
neighbourhood. Edgware Road today

EDGWARE ROAD
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GARFIELD HOUSE TODAY

Garfield House is a commercial building situated on the east side 
of Edgware Road with continuous retail at ground floor level and 
office accommodation at the upper levels.

The proposed redevelopment site also comprises Bernard House, 
which is located on the corner of Edgware Road and George 
Street and has retail at ground floor and market let residential 
accommodation at the upper levels. 

The third part of the proposed development site is the existing 
Stourcliffe Garage to the rear of Garfield House, which is at 
lower ground floor level. It is currently occupied by a limousine 
hire company and is accessible from Forset Street and from 
two vehicle ramps on Stourcliffe Street. The rear of the site also 
sits adjacent to residential properties in the Stourcliffe Close 
apartment building and 139-147 George Street, George Street 
Mansions. 

Garfield House has a number of issues that mean it no longer meets the standards expected of 
modern commercial tenants. These include:

Garfield House (Rear) - Forset St. Bernard House today

Stourcliffe Close with the Stourcliffe 
Garage in the foreground

An outdated design

Lack of urban greening

Poor energy efficiency and 
sustainability credentials

Inefficient office and retail
accommodation

Under-utilisation of space

Anti-social behaviour in Forset 
Street

On-street and uncoordinated 
servicing arrangements



With leases in the building all expiring at the 
same time, The Portman Estate believes that 
Garfield House presents a unique opportunity 
to introduce a forward looking new high-
quality building which meets the highest 
standards of sustainability. 

We are also looking to use part of the existing 
Stourcliffe Close garage site to deliver a 
flexible space ‘The Triangle’ which can 
accommodate a mix of uses, potentially 
evolving through the day into the evening.  
This would be accessed through the Edgware 
Road frontage, and will be a half story 
structure.

OUR VISION

Enhancing local biodiversity and air quality by introducing urban 
greening wherever possible in and around the site

Introducing new, building frontages that design-out crime and 
anti-social behaviour

Introducing sustainable, forward looking, modern, high-quality, 
flexible office accommodation contributing to the economic success 
of the Edgware Road

Delivering a building that contributes positively to the Edgware 
Road’s ongoing regeneration

Targeting the highest sustainability standards in BREEAM and WELL 
ratings with a reduction in operational carbon

Our emerging ideas for the site include:



SCALE
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EXISTING WEST ILLUSTRATIVE ELEVATION
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Existing east elevation of Edgware Road 

Proposed east elevation of Edgware Road

We have closely studied the local area to ensure our proposals will 
be in-keeping with the surrounding context. In its current form, the 
site varies between ground plus 3 storeys to ground plus 7 storeys at 
its highest point.

We are proposing a building which is of a similar scale to the 
neighbouring buildings along the east side of Edgware Road. The 
proposed new building would therefore have a retail ground floor, 
6-storeys of office accommodation and a plant room level. 

The proposed Edgware Road frontage and height would align 
closely with that of the neighbouring building Regent House to the 
north. 

To the rear, the proposed east elevation of the new development 
would cascade down in a series of stepped, planted terraces.



GROUND FLOOR & PUBLIC REALM

George 

Street 

Edgware Road

Stourcliffe Street

Sketch model view looking north east Existing view of Stourcliffe Close and the garage entrance

Central to our ambitions is the opportunity to 
improve the quality and security of the ground 
floor and to enhance the public realm and deliver 
activate frontages along the Edgware Road. 

New continuous glazed frontages will be provided 
along the Edgware Road elevations allowing for long 
views both in and out of the ground floor spaces. 
A central entrance will be marked by a projecting 
glass canopy which also directs occupants to the 
triangle space at the rear of the building. 

The proposed new office entrance will be 
positioned on the north side of the new building 
facing onto George Street. The office lobby will 
allow for long and wide views out onto George 
Street and Forset Street, helping to sensitively 
design out anti-social behaviour.
 

Existing public realm to the front of 
the building on Edgware Road Existing rear view of Garfield House Existing view of Stourcliffe Close 

Garage south ramp



SERVICING
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Edgware Road

Stourcliffe Street

Servicing  EntranceForset Street 

George St Mansions 
Car Park Access

The existing site is currently accessed and serviced 
from Forset Street. The Stourcliffe Close Garage also 
has two vehicle access ramps which exit onto the 
east and south of Stourcliffe Street. 

Forset Street is the main access point to the 
Stourcliffe Garage, the service areas and basement 
parking of 139-147 George Street, George Street 
Mansions, and the parking and refuse collection areas 
at the rear of the ground floor Edgware Road retail 
units. The retail units are currently serviced on-street 
from Edgware Road and via Forset Street.

The proposals seek to keep and consolidate all 
vehicle movements needed for servicing the new 
building from a single location within Forset Street. A 
dedicated servicing area will be provided within the 
new Garfield House building and refuse collection will 
continue to be from Forset Street.

We would seek to deliver a servicing strategy to 
ensure servicing is timed to respect local amenity and 
provides an overall reduction in vehicle movements 
compared to its previous use as a private garage for 
a limousine company. For the first time, the hours of 
servicing would also be controlled to agreed times 
which respect local amenity. Ground floor plan showing the proposed loading area within Garfield House 

The existing car parking in Forset Street and within the Stourcliffe Garage will be 
removed permanently. The Garfield House development will be ‘car free’ and there 
will be no car parking provision on site. This is in line with Westminster City Council’s 
newly adopted City Plan.



SUSTAINABILITY

The existing buildings are now outdated and have a number of 
structural, envelope and geometric constraints which limit the 
building’s ability to be retrofitted and refurbished to provide modern 
standards of accommodation and  performance. 

Sustainability is integral to our approach to the site, and The Portman 
Estate is committed to decarbonization on an estate-wide basis by 
2030. The Portman Estate are therefore keen for the new Garfield 
House to be their first net-zero carbon development. As a result of this 
commitment, we are targeting a BREEAM Rating of Outstanding.

To achieve this, the proposals for Garfield House will establish and 
follow a framework that rigorously meets the challenges set within the 
UN Sustainable Development Goals, which include:

The proposals for the new building will maximise the retention of the 
existing structures as far as practical, and prioritise the use and re-
use of existing materials, recycling and natural materials.

These proposals also seek to minimise the proposed basement 
works, and areas of existing retaining walls will be reused where 
possible. 

The new scheme will also avoid double basements which typically 
use large volumes of reinforced concrete. Part of the existing garage 
structure will also be retained where possible, and refurbished to 
provide support space for the new building.

£
Health and
happiness
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TERRACES AND URBAN GREENING

Our emerging proposals seek to maximise the opportunities for 
planting and greening.

The proposed Garfield House building will have a series of stepped, 
planted terraces to the rear, east facing elevation. 

These green terraces would help to improve and enhance the 
biodiversity and air quality in the immediate surroundings, whilst also 
improving the outlook and visual amenity for neighbouring properties. 

Some of these terraces would be accessible for the future occupants 
of the building to enhance their wellbeing. The terraces would be 
subject to a strict operational management plan to limit areas which 
can be occupied and the hours of operation.

The new areas of planting and greening provide visual amenity, 
improve biodiversity and respond to Westminster City Council’s 
Greener City Action Plan.



NEXT STEPS

Thank you for taking the time to look through our 
early ideas for the redevelopment of Garfield House. 

This is the first stage in our consultation process. We hope to have many 
conversations over the coming months with the local community before we 
prepare our detailed designs to share with you for feedback in a second round 
of consultation in early March, ahead of submitting a planning application to 
Westminster City Council in Q2 2022.

We would therefore be grateful if you could fill in our feedback form, either 
online or by post, as your thoughts and feedback will be helpful as we develop 
more detailed plans over the coming months. 

In the meantime, we are keen to speak to as many people as possible in the 
local area. If you have any questions, or would like to organise a more detailed 
conversation about these plans, please do get in touch with the project team on 
the details below:

 GarfieldHouse@kandaconsulting.co.uk

 020 3900 3676

February 2022

Timeline of next steps 

March 2022 

Q2 2022 

Summer/Autumn 2022 

Our first stage of consultation on early plans

Our second stage of consultation on the 
detailed proposals 

Proposals finalised and planning application 
submitted to Westminster 

Target planning decision from Westminster 
City Council


