
 

Street Market Regeneration Study 
Final Report 

 
 
 

 City of Westminster 

July 2008 



 
 

Street Market Regeneration Study 
Final Report 

Project No: 143741 
July 2008 
 
Newcombe House 
45 Notting Hill Gate, 
London, W11 3PB: London@cbuchanan.co.uk 
 
 
Prepared by: Approved by: 

____________________________________________ ____________________________________________
Tracy Swinburn John Siraut 
 
Status: Status Issue no: 0 Date: 16 July 2008 

stage 2 report revised v1.doc 

(C) Copyright Colin Buchanan and Partners Limited. All rights reserved. 
This report has been prepared for the exclusive use of the commissioning party and unless otherwise agreed in writing by Colin 
Buchanan and Partners Limited, no other party may copy, reproduce, distribute, make use of, or rely on the contents of the report. 
No liability is accepted by Colin Buchanan and Partners Limited for any use of this report, other than for the purposes for which it 
was originally prepared and provided. 
Opinions and information provided in this report are on the basis of Colin Buchanan and Partners Limited using due skill, care and 
diligence in the preparation of the same and no explicit warranty is provided as to their accuracy. It should be noted and is expressly 
stated that no independent verification of any of the documents or information supplied to Colin Buchanan and Partners Limited has 
een made b 

 



 
 

 
 

 

Street Market Regeneration Study 
Final Report 

Contents 
 
Executive Summary 1 
1 Introduction 5 
2 Methodology 6 
2.2 Background reading 6 
2.3 Economic baseline 6 
2.4 Trader consultation 6 
2.5 Customer/potential customer surveys 7 
2.6 Stakeholder consultation 7 
2.7 Environmental assessment 7 
2.8 Consultation 8 
3 Assessment of City of Westminster Act 9 
3.1 Introduction: the Westminster Act 1999 and impact on street trading 9 
3.2 Background points: 9 
3.3 Anomolies 10 
4 Market Assessment 13 
4.2 Ideal Market Checklist 13 
4.3 Market-by-market assessment 15 
5 Recommendations across all markets 31 
5.1 Introduction 31 
5.2 Recommendation for investment 31 
5.3 Recommendations for the Westminster Act 32 
5.4 Recommandation for entrepreneurial market management 36 
5.5 Key activities for more entrepreneurial management/responsibilities of Head 

Street Market Manager 37 
5.6 Recommendations for infrastructure and public improvement 39 
5.7 Recommendations for Day to Day Operation 42 
6 Individual market recommendations 45 
6.1 Tachbrook Street 45 
6.2 Strutton ground 47 
6.3 Berwick Street and Rupert Street 49 
6.4 Church Street 52 
7 Good Practice Examples and Case Studies 56 
7.2 Broadway Market, Hackney 56 
7.3 Northcote Road, Wandsworth 56 
7.4 Friday Fresh Farmers Markets – California, Hawaii and Virginia, USA 57 
7.5 Greenwich Covered Market – launching the Thursday Antiques Market58 
7.6 Reading Terminal Market, Philadelphia, USA 58 
8 Conclusions 60 
9 Suggestions for further research 63 
9.2 Detailed market layout plans 63 
9.3 Detailed marketing plans 63 
9.4 Pan-London best practice 63 
Works Consulted 64 
 
 
 



 
 

 
 

1 

Street Market Regeneration Study 
Final Report 

Executive Summary 

Street markets across the country are facing a crossroads.  Specialty markets, such as farmers’ 
markets, are growing in popularity, while most general markets are declining.  But markets can be 
important to their communities, offering many benefits, including providing fresh foods at affordable 
prices, encouraging entrepreneurship, and fostering civic pride and sense of community.  This project 
sought to better understand the dynamics of five markets in Westminster and to recommend strategies 
for improving the health of the markets and the role of the markets in community regeneration. 

The five markets in this study are different in content and context, and they have been studied 
individually, resulting in recommendations both across all markets, and market-specific.  The research 
has included assessment by market management, public realm, traffic, economic, and policy experts, 
as well as customer and trader surveys and consultation with community groups, Council officers, and 
other stakeholders. 

This assessment has also considered the implications of the Westminster Act on markets and their 
development.  The Act makes market management possibilities in Westminster somewhat limited, and 
this study has examined the possibilities for change under the Act and changing the Act itself to further 
the market development desired.    

Three of the markets, Tachbrook Street, Berwick Street and Rupert Street have suffered significant 
decline and are in a relatively poor state of market health.  Church Street, while also suffering decline 
on weekdays, still maintains a bustling market on Saturdays.  Strutton Ground is in a good overall 
state of market health.  All of the markets, however, have seen little in the way of investment and 
entrepreneurial management in recent years and would benefit from strategic investment. 

Key recommendations across all markets 
 The Council has a wide range of potential objectives for markets.  Different areas 

of interest, such as regeneration, planning, traffic, parking, licensing, tourism and 
economic development are all areas that street markets can potentially 
impact/improve upon.  There are many elements of the markets that could use 
investment, but before determining how and how much to invest in and develop 
street markets, Westminster should determine their strategic vision, objectives and 
priorities for markets. For example, is it an objective that markets increase 
entrepreneurship among locals, or attract more tourists, or increase local 
expenditure?  These targets should be solidified in order to direct future market 
investment and development. 

 
 The Westminster Act presents a challenge for managing markets. Strategies for 

getting the best management situation possible under the Act are set out. This 
study agrees with Council staff there is a significant risk that that changing the Act 
will not succeed.  However, it would be worth considering taking the changes 
suggested for the London Local Authority Act (LLAA) that are currently before 
Parliament to see if they can be appended to the Westminster Act.  These primarily 
are about allowing external managers to run licenced pitches and market activity.  
Without these changes private management does not seem possible, but 
entrepreneurial management can be encouraged within the new Markets Team 
proposed below  

 
 A new Markets Team should be created within the Council to coordinate all of the 

other teams and groups that play into the success of the markets.  This team 
should be lead by a Head Market Manager and this team would include the current 
inspectors, with a new enhanced role.  The Team would look at market 
management holistically and entrepreneurially, and the Team would use private 



 
 

 
 

2 

Street Market Regeneration Study 
Final Report 

sector mentors for support and insight.  The Markets Team would provide a one-
stop-shop for coordinating market issues, marketing the markets, recruiting new 
traders and monitoring performance.  Although this team would have mainly a 
coordinating function among existing Council teams, giving the Markets Team real 
responsibility and power to facilitate market development would be important.  

 
 As part of their performance monitoring, the Markets Team should oversee data 

collection and assessment procedures to assess market strengths, weaknesses, 
and performance against targets.  This will assist in planning and identifying areas 
for improvement.  

 
 Day to day operation should be monitored by the Markets Team to improve a wide 

array of planning and timing issues.  As much as possible, traders should be 
grouped together when the market is full – strategic positioning of casual traders 
can help with this.  To further assist strategic positioning of casual traders, casual 
licenses should be issued for one market only.  Storage and parking arrangements 
for traders should be provided where possible, or at least an information packet for 
new/potential traders should outline all of the local resources.  Rubbish collection 
should be adequate and recycling facilities introduced.  Entrepreneurship among 
local residents should be encouraged with marketing, training and mentoring. 
Streets should be pedestrianised in theory and practise during market hours. 

 
 Consistent receptacles are needed across each market.  A tubular style stall that 

can be set up and removed each day by a private contractor arranged by the 
Council is proposed.  These stalls can then be leased as part of the licensing fee.  
Special arrangements should be made for towable trailers for butchers, 
fishmongers and others that may need these facilities for hygienic operation. 

 
 Public realm improvements should be considered across all markets.  Each market 

need not be a park, but each should be a pleasant and enjoyable space, and most 
of the markets’ public spaces were thought to be undesirable by customers, 
residents and traders. 

 
 Infrastructure improvements should be considered across all markets to improve 

safety, accessibility and functionality.  Market streets should be safe for those that 
are mobility impaired.  Badly worn or otherwise unsafe surfaces should be 
replaced.  Electricity should be supplied and its use encouraged on the markets to 
brighten the atmosphere.   

 

Key recommendations by individual market 

Tachbrook Street 
 Tachbrook Street has declined to a small community market.  Without change, it 

will continue to decline further, and is likely to cease to exist in the near future. 
 The future vision for Tachbrook Street is to continue trading with the same 

character/offer as at present, but with improvements in infrastructure and local 
marketing to help it grow modestly.  The emphasis here would be on growing the 
local community connection.  Particular action to ‘grow’ the market to make it 
bigger is not recommended, although improving the market will likely create some 
modest growth. 

 Tachbrook Street is in good condition, but could use public realm improvements 
and signage to designate the market.  The market is spacious; improvements to 
encourage people to linger would improve the community use and feel. 
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 Marketing efforts should be focussed locally, including adding a free community 
pitch. 

 Connections with other markets could bring in more new traders on a rotating basis 
 One-off events, such as holiday markets and other special events would help liven 

up the market. 
 Hours of trade: Monday-Saturday, 8am-6pm (as now). 

Strutton Ground 
 Strutton Ground is currently a successful market with a targeted audience of 

workers at lunchtime. 
 On the whole, there is little need to change this market, although the infrastructure 

needs improvement and there is no signage designating the market. 
 The cobbled street surface at Strutton Ground is in poor condition and presents a 

safety and accessibility issue.  Re-surfacing this street is recommended, as well as 
replacing the damaged electricity bollards. 

 There is not space for much in the way of public realm improvements, but more 
uniform receptacles would make the space more attractive, and signage is needed 
to direct passers-by towards the market from Victoria Street. 

 Day to day management is needed at this busy market to assist with setting up and 
taking down and getting the market ready to go during trading hours. 

 Hours of trade: Monday-Friday, 8am-2:30 pm (as now). 
 

Berwick Street  
 Berwick Street has seen steady decline and is in an environment of change.  

Berwick Street is Westminster’s best chance at establishing a world-class street 
market, and it is proposed that it is re-launched as a high end specialist food 
market.   

 Berwick Street is in need of upgraded infrastructure and public realm.  Market stalls 
are currently on uneven surfaces (part on the kerb, part in the street), and this 
should be fixed, in consultation with emergency services regulations, to be sure the 
street is fully compliant for emergency access.  A dark, dirty concrete canopy over 
part of the street creates an unwelcoming atmosphere.  This canopy should be 
removed or improved with cleaning, lighting, and painting. 

 Facilities at Berwick Street are extremely limited.  Traders have difficulty with 
parking, storage, washing facilities, and toilets.  Where possible, these facilities 
should be improved and information packets should inform traders/potential traders 
of the local resources they may need. 

 The re-launch of the market should include signage and public realm improvement 
to help bring in visitors from Oxford Street and Shaftsbury Avenue.  The re-launch 
should have a sufficient marketing budget to bring in new visitors. 

 Hours of trade: Monday-Saturday or Tuesday-Sunday, 10am-6pm. 

Rupert Street 
 Rupert Street is in generally good condition and is well located for tourists on 

Shaftsbury Avenue.  However, with only one or two traders, this market should be 
converted for occasional use by specialist markets, with a programme of rotating 
themed markets.  The existing trader/s should be relocated to Berwick Street. 

Church Street 
 Church Street is Westminster’s largest market with over 200 pitches.  This market 

has seen decline during the week, though on a Saturday in good weather, most 
pitches are full and the market creates a successful buzz.   
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 It is recommended that this market be allowed to trade largely with the same 
character as at present, though with the introduction of a farmer’s market on a 
Sunday.  For logistical reasons, an antiques market is not recommended. 

 Church Street already has active local management working through some of the 
market issues, and this arrangement should continue. 

 The role of the market in the community should be enhanced through creative 
marketing and promotional activities.  This market also has the opportunity to be 
promoted more widely across London for its unique offer of international goods. 

 Public realm improvements are also important to enhance the role of the market in 
the community.  Although many locals see the market as the heart of the 
community, most residents found the atmosphere unattractive and chose not to 
linger there.  There is the potential to make the market the social centre of the 
community, enhancing civic pride and creating a community gathering space. 

 Uniform stalls would be a key improvement here – many traders trade out of 
suitcases on the ground or other untidy arrangements.  Many traders and residents 
complain about this eyesore. 

 Hours of trade: Monday-Saturday or Tuesday-Sunday, 8am-6pm. 
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1 Introduction 

1.1.1 Colin Buchanan (CB) has been commissioned by Westminster City Council to undertake 
this study on five street markets in the borough.  Mark Freeman, of Freeman 
Consultancy, Ltd., and John Burton of Urban Space Management, Ltd., have joined CB 
on this project team. 

1.1.2 The following markets have been examined: 

 Strutton Ground 
 Tachbrook Street 
 Church Street 
 Rupert Street 
 Berwick Street 

 

1.1.3 Amidst decline at many street markets (other than specialty markets), this assessment is 
aimed at understanding the role of the five markets for their customers and in their 
communities and to develop findings and recommendations about strengths, weaknesses 
and areas of improvement for regenerating these markets.  The markets are different in 
content and context, and, therefore, each is carefully considered.  

1.1.4 The assessment process contained two stages.  Stage 1 included a broad array of 
research and evaluation techniques to document the nature of the markets, their 
characteristics, contexts, catchment areas, local demographics, policy background, and 
key stakeholders.  Key findings were drawn out of extensive interviews, surveys, 
consultation with stakeholders and experts, as well as desk based research.  Initial 
recommendations were established. 

1.1.5 In Stage 2, further consultation was held allowing feedback on the Stage 1 findings and 
initial recommendations.  This consultation was undertaken in focus groups: three with 
the relevant Local Area Renewal Partnerships (LARPs) and one with Council officers.  
This Final Report presents refined recommendations in light of the consultation feedback, 
and also more fully develops the findings into more comprehensive, actionable points.   

1.1.6 The remainder of this report contains the following chapters: 

 Methodology  
 Assessment of the City of Westminster Act 
 Market Assessment 
 Recommendations Across All Markets 
 Individual Market Recommendations 
 Good Practise Examples/Case Studies 
 Conclusions 
 Suggestions for Further Research 
 Works Consulted 

1.1.7 Appendices are also available under separate cover: 

 Appendix 1: Consultation briefing 
 Appendix 2: Breakdown of stall costing 
 Appendix 3: Customer/potential customer survey 
 Appendix 4: Trader consultation interview guide 
 Appendix 5: Tachbrook Street baseline assessment 
 Appendix 6: Strutton Ground baseline assessment 
 Appendix 7: Rupert and Berwick Streets baseline assessment 
 Appendix 8: Church Street baseline assessment 
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2 Methodology  

2.1.1 A summary of the methodology for the research process is provided below.  A range of 
methods were undertaken, mostly in the Stage 1of the research.   

2.2 Background reading 
2.2.1 A background literature review was performed, including research on impacts of street 

markets in the UK and around the world.  Further research about Westminster’s markets, 
policy and planning frameworks, as well as documents by local interest groups, was also 
reviewed. 

2.3 Economic baseline 
2.3.1 Various factors were considered in order to understand the neighbourhood’s resident 

population and daytime employed population, forming a description of the catchment area 
related to the market’s activities. 

2.3.2 The immediate catchment areas are defined in terms of residents and workers.   

2.3.3 For residents, the catchment area is defined by a radius 800 metres around the market, 
the estimated distance covered in a ten minute walk.  A map of this area is provided for 
each market.  Using this radius, ‘best fit’ Lower Layer Super Output Areas (LSOAs) have 
been identified for data collection for each catchment area.  LSOAs are Census 
boundaries that divide the UK into areas containing, on average, 1500 residents each.   

2.3.4 At this very local level of geography, some indicators are only available from the 2001 
Census, and other indicators are not available at all.  Where needed, the catchment area 
is boosted up to ‘best fit’ Middle Layer Super Output Areas (MSOAs) for data availability 
reasons.  MSOAs are groups of LSOAs, and they have an average population of 7200. 

2.3.5 For workers, the catchment area is considered to be a five minute walk to the market, 
indicated by a 400 metre radius around the market.  As with the residential analysis, best-
fit LSOAs and MSOAs have been identified for data collection.   

2.3.6 Factors assessed to illustrate the economic profile of the catchment area include: 

 Local residents 
- Population and age 
- Economic activity 
- Qualifications 
- Deprivation 
- Ethnicity 

 Local employees 
- Number of employees and sectoral breakdown 

2.4 Trader consultation 
2.4.1 Traders were consulted by an experienced market consultant.  These informal 

consultations were repeated across all of the markets in order to garner as much input as 
possible.  At Church Street, extensive consultation has already been undertaken and 
Church Street Neighbourhood Management Group did not feel that the traders would 
respond favourably to further consultation.  Instead, ten traders were identified by Church 
Street Neighbourhood Management Group and interviewed with a member of the Group 
present.  The interview guide used for the trader consultation is provided in Appendix 4. 
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2.5 Customer/potential customer surveys 
2.5.1 Customer surveys were undertaken at each of the markets, on at least one weekday and 

a Saturday (for each market except Strutton Ground), by an experienced survey 
professional. Potential customers (those walking past on Victoria Street) were surveyed 
for Strutton Ground only.  Additional surveys were undertaken here because there is such 
a significant passing trade very near the market on Victoria Street, so these surveys 
would indicate what improvements might bring more of these potential customers into the 
market.  Both surveys used are provided in Appendix 3. 

2.6 Stakeholder consultation 
2.6.1 Recommended council members were consulted, as advised by the project team.  

Further stakeholders, from the relevant LARPs, community groups, and other retailers 
were also consulted to inform the research. 

2.7 Environmental assessment 
2.7.1 An environmental assessment was undertaken at each market by experts in four areas: 

 Market dynamics and management 
 Urban design 
 Traffic and transport 
 Economic and neighbourhood development 

 
2.7.2 The four experts conducted all visits together in order to discuss issues across disciplines 

and build off of each other’s observations and findings.  Written assessments by each 
expert were then collated into this report. 

2.7.3 Key issues assessed by topic area included: 

 Market dynamics and management 
- Quality of the market 
- Market trader mix 
- Stall number/size; overall market size 
- Market operation/function 
- Days and times of operation 

 Urban design 
- The urban design analysis of each street market has been structured around 

the urban design analysis headings from ‘By Design’ by CABE and 
additional aspects which were thought to be important in a street market 
situation.  Aspects considered included: 

- Character of street and surrounding area 
- Enclosure and definition provided by built form 
- Pedestrian and cycle access and movement 
- Soft landscaping and tree planting 
- Quality of the public realm and streetscape 
- Amenities for traders and general public 

 Traffic and transport 
- Pedestrian safety 
- Accessibility 
- Signage 
- Parking (particularly for traders) 
- Loading/unloading facilities 
- Access to mobility impaired users 

 Economic development 
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- Surrounding shops/environment and relationship with market 
- Use of stall space and size 
- Target audience of the market/market identity 

 

2.8 Consultation 
2.8.1 The initial findings and recommendations were presented to local residents and 

stakeholders, as well as council staff, for feedback.  The approach to these consultation 
exercises and the findings are provided in Appendix 1. 
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3 Assessment of City of Westminster Act 

3.1 Introduction: the Westminster Act 1999 and impact on 
street trading 

3.1.1 Street trading in London is governed by the London Local Authority Act (LLAA 1990 and 
ammendments).  Feeling that the LLAA did not cover its particular circumstances, 
Westminster City Council set up and adopted a separate act for street trading.  The 
Westminster Act went through the Parliamentary process and was adopted in 1999.  
While the Westminster Act governs street trading within Westminster, legally both Acts sit 
side by side and can be used in tandem.  The Westminster Act ignores planning 
legislation and while there is some question about the need for planning permission for 
certain types of fixed stalls, this does not form part of this section.   

3.1.2 The Westminster Act sets up a legislative structure for street trading.  Many of the 
shortcomings identified in the market and stall activity in this report can be linked directly 
back to shortcomings in the Act.  Thus, Westminster's ability to take action and follow 
what seems to be the common sense management route from the outside is severely 
constrained by the Act.   In fact both Acts effectively work against London Boroughs 
being able to manage their markets in a simple and sensible manner as they were not 
framed with management in mind.  It is the integration of the Act with the licence 
conditions, enforcement regime and market management approach that all add up to the 
poor impact that market activity has in Westminster.  The demise of Berwick Street 
Market or the conversion of individual stalls in Oxford Street to selling tourist goods are 
both examples of the types of problem thrown up by this interaction.   

3.2 Background points: 
 
3.2.1 There are a number of key points that need to be made about the Westminster Act 1999: 

 
 The Act gives traders rights in law.  The Act has been framed with traders in 

mind.  The original LLAA 1990 was set up to defend and promote the rights of 
individual traders and the Council has continued this approach.  The process of 
steering the Act through Parliament means that compromises have to be made and 
it is possible for traders to ensure that their views are reflected, rather than the Act 
being a piece of purely management-led legislation.  Seen from a commercial point 
of view, this gives a lot of power to the position of a trader and significantly less 
flexability to the management.  It limits the powers of the Council to undertake 
basic management functions without going through a complex appeal and 
consultation process – in what should be the simplest form of retailing. 

 
 The Act deals with licenced pitches, not markets.  The Act enables streets to 

be licenced for trading and for traders to trade from licenced pitches.  Licenced 
pitches are sites for trading on streets that are specifically allocated and numbered.  
This creates a situation where a trader once licenced for a particular pitch has 
rights to use that pitch and not others (and to stop others using that pitch).  This 
individual approach is different from a market.  Markets are groups of stalls and 
stallholders assembled in a location.  Market traders do not usually have legal 
rights, for example, to trade from a particular location.  They can be managed as a 
group rather than having to be managed as an individual.  This has profound 
impact on the look and feel of a market.   Where a market operator would be able 
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to group traders by type of goods sold or in defined parts of a market area, 
licenced traders cannot be so managed.   

 
 The Act dictates no profit to be made by the market operator – ruling out 

private management.  Westminster City Council is not allowed to make a profit 
from the operation of the stalls and should run the account at parity.  Charter 
Markets in London and markets outside London are able to make a profit and 
many contribute significantly to central funds and are often seen as motors of 
economic development.  Even if it were legally possible for the private sector to be 
involved in managing market activity in Westminster, the inablity to make a profit 
cuts out this option (except, of course, for entirely private markets, such as Pimlico 
Farmers’ Market).   Any wish to introduce a different management structure – such 
as the Church Street LARP process - is a complex matter, which makes it difficult 
to tie in with the aims of the neighbourhood renewal process. 

 
 The Act is framed from a highways point of view.  It is not based on amenity, 

economic development, town centre vitality and viability, regeneration or planning 
matters.  These all should have a bearing on the overall approach to market 
activity in Westminster, but strictly they are not matters that can be brought to bear.  
Thus a tension is inherent in the Act between its strict interpretation and wider 
community benefits. 

3.3 Anomolies 
 
3.3.1 The operation of the Act over almost the last ten years has thrown up a number of 

anomolies.  The main ones identified by Council officers include: 

 
 Variation to licences.  An application for a trading licence is very specific about 

such things as goods sold, hours of trade and design of stall.  At that point the City 
can decline an application (but this is open to appeal by the applicant if there are 
management reasons for the refusal).  However, once the licence has been 
allocated, the Act gives the trader the ability to make changes almost with impunity.  
Hence, a fruit and vegetable trader can change to selling tourist memorabilia 
without much problem.  Westminster City Council is almost unable to police this, 
despite the presence of Commodity Guidelines, as it can only stop different 
commodities being sold when it has enacted a "specifying resolution" on a pitch or 
street.  This needs to be set up in consultation with affected traders and while that 
takes time and is not simple, it is the only route to stop such variations.  
Commodity control is vital for any operator of a maket.  On Westminster’s side, 
while it can vary all the licences as a group, it can only vary individual licences on 
the 1st January of any one year and this is subject to appeal by the trader.  This 
area of the Act causes the most difficulty for the Council’s management team. 

 
 Design of  stalls and display of goods sold.  There is very limited ability to 

improve the look of a stall or the display.   The Council has the right to provide 
stalls and rent them to traders, but this does not currently occur.    

 
 Discipline.  The majority of infringements are open to appeal and significant 

administrative time can be tied up.  Appeals can ultimately go to the Secretary of 
State, having started at the Westminster City Council level.  There is a system of 
penalty points which build up with stall holder infringements, but disciplinary 
procedure based on these ultimately has to be imposed by the Magistrates Court.  
This ties up court time and really is an area that Westminster should be able to 
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manage on its own.  Thus, habitual offenders can have their licences revoked, but 
it is subject to appeal.  In the case of misconduct, a licence can be revoked but not 
varied, which means that temporary solutions are not possible. 

 
 Encouraging change.  It is not possible to achieve change by revoking existing 

licences.  For example, if the Council does not like the position, size or design of a 
stall, or if the Council does not like the goods being traded on it, little can be done, 
especially in the short term.  Any changes need to go through an appeal process. 

 
 Other operators.  Currently individuals have to be granted street trading licences - 

companies cannot be granted them.  The only way for other operators to run 
markets in Westminster is through a system of Temporary Licences which allow a 
different approach to be taken.  Temporary Licences are able to be granted to 
companies rather than individuals, then other operators can manage market 
activity (e.g. The Farmers Market in Pilmico is organised this way). But Temporary 
Licenses only last for six months at a time, which does not give the operator any 
long term certainty.  It is unlikely that Westminster can replace the current system 
with a private sector approach, and the experiment with Church Street does not 
allow full devolvement of power to run the market to the LARP.   

 
 Key decisions are generally made by Councillors in committee and this has been 

identified as something that cannot be devolved out, either to officer groups or 
outside bodies.  Thus, policy decisions (such as guidelines on commodities and 
personal trading) are determined by the Cabinet member as an executive function 
of Westminster City Council 

 
 Fixed Penalty Notices.  Westminster is the only London Borough not to be 

involved in the Fixed Penalty Notices that have come into play last year (Council is 
looking to ammend that). 

 
 Seizure of goods and removal of stalls.  Currently, the Council is not able to 

seize goods that are traded but are not on the licence.  There is a complex process 
for dealing with this problem which is cumbersome from a management point of 
view.  In addition, if a stall needs to be removed (e.g for a major event) then 
Westminster has rights to tell the trader to remove it but has no rights to remove it 
itself - this must be done under a Highways Act.   

 
 Allocation of traders to licenced pitches.  The Council may grant a licence 

where two or more traders have applied for a pitch; these applications must be 
determined by a Licensing Officer.  From an operational perspective, these 
decisions need to be as strategic as possible, made by someone with particular 
knowledge about the market and position involved. 

 
 Succession.  Licences can be passed on to family members or employees.  This 

is a main foundation for both the LLAA and the Westminster Act as it was felt that 
traders should be insulated from "market forces" and that families of traders 
needed support.  While this is not so relevant nowadays, this does not allow for 
new traders to enter into specific areas, for example, Oxford Street.  Also, 
succession is possible even in the case where infringements of the licence are 
taking place as it falls outside that disciplinary area.  

 
 Changes to the Act.  Any changes to the Act are required to go through the 

parliamentary process which can take up to three years.  Items not liked by a group 
of traders, or by individual traders, can be raised and Parliament tends to favour 
the side of the trader rather than the Council.  This means that a compromise is the 
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end result.  This is not healthy when the management implications are considered 
as Parliament does not have to manage the markets.  There is little fit between the 
legislation and the flexibility needed on the ground.    
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4 Market Assessment 

4.1.1 To begin the market assessment, the research team has identified an ‘Ideal Market 
Checklist’ of characteristics that one would expect to find in 21st century street markets.  
This serves as starting criteria against which Westminster’s street markets can be 
evaluated. 

4.2 Ideal Market Checklist 

 

 

 

 

 

Facilities provided for traders, ideally available to all traders through permanent bollards and flat rate 
charging for users.  A flat rate would help encourage the use of electricity at the market, enhancing the 
appearance, as well as simplifying charging for the Council.  One 13 amp socket should be provided per 
stall, and one 32 amp connection every other stall would allow for food and specialty stalls where 
applicable.    

 Storage 
Though not always necessary, storage relevant to the size and type of market is a considerable asset to 
market health and trader recruitment. 

 Parking 
Parking should be given consideration by market management.  Although parking provision or preferential 
arrangements would be an asset to traders, this is not necessary and is often not provided.  Information 
from market managers about local parking facilities would help new traders and aid in recruitment. 

 Modern Rubbish Disposal 
Bins provided at each stall so that rubbish does not spill out during the day.  Adequate pick-up service for 
the market given its size and nature (at least once per day at the end of trade).  Recycling facilities 
available and as convenient as possible for traders.  Where stalls are set up and taken down by one 
provider for the whole market, bins at each stall could also be set out in the morning and taken away at 
night.  A bin at each stall helps encourage traders to dispose of waste in the bins, rather than spilling out 
onto the street.  In this capacity, 240 litre bins often work well; they are large enough for most traders’ 
waste and a standard size makes collecting easier. 

Facilities 

 Toilet Facilities 
Provided for traders, facilities for the public a bonus but not necessary 

 Washing/Preparing Facilities 
Traders with items such as fish or meat should have proper facilities to provide a hygienic service.  
Receptacles should be fit for purpose with such facilities integrated within the receptacle and Council or 
other authority should consider a financial package to help traders to purchase proper vans/facilities.   

 Electricity 
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 Consistent Operating Hours 
Markets should open and close at the hours designated, allowing customers to plan a trip to the market.  
Where possible, an advertised 8am to 5pm market should avoid being mostly packed up at 3pm. 

 Coordinated Loading/Unloading 
Loading and unloading should generally be done at the designated times, allowing the market to open and a 
quality public space during trading hours.  Coordination should be used to smooth conflict among traders 
trying to position their vehicles near stalls.  Conflict with cleansing, parking and other uses should also be 
minimised. 

 

Environment 

 Coordinating Receptacles 
Ideally provided by/through the market to ensure coordination and quality.  Cover/canopy included for 
outdoor markets.   

 Minimised Pedestrian-Vehicle Conflict (Pedestrianisation) 
Streets closed to traffic during trading hours for safety, accessibility, and public realm creation. 

 Signage To Designate Its Presence 
Market should be designated as a special place in a way consistent with the market and area’s character. 

 Quality Public Realm 
Market spaces should be well maintained – a space people want to spend time in. 

 Quality Surfaces (Roadways, Footpaths) 
Surfaces should be in good condition and a balance between practicality and character should be achieved.  
Surfaces/markings should allow roadways and walkways to be distinguished, and accessibility for mobility 
impaired users should be a priority.  In general, cobbled surfaces to not meet this brief, though it is 
recognized that cobbled surfaces are an important historic and character feature for some markets.  
Character is another important, though competing, interest for markets, and this interest must also be 
considered in the selection of an appropriate surface for a market.   

 

               Function 
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 Marketing/Promotion 
Promotional activity should promote the market to the public effectively and facilitate trader recruitment. 

 Effective Management Structures 
Quality management is needed to facilitate the achievement of the previous objectives.  Management on-site 
should be relevant to the market’s needs and should deal effectively with casual traders.  Off-site 
management of marketing, new trader inquiries and other facilities management should be as much of a 
close-working ‘one-stop’ point of contact as possible.   

 Economic Viability (in a broad sense) 
Markets are an economic entity and ought to be economically viable.  Or, if not, they may be publicly 
subsidized to achieve other public objectives where the level of subsidisation and progress toward other 
public objectives is monitored. 

 

 

4.3 Market-by-market assessment  

Introduction 
4.3.2 To put the study in context, a map of the markets involved is presented in Figure 4.1. 
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Figure 4.1: Map of Markets Assessed 

 

 
4.3.3 It is worth noting that all of the markets studied are in areas that will be undergoing 

significant redevelopment/intensification: 

 Strutton Ground and Tachbrook Street: Victoria Area redevelopment 
 Church Street: Paddington Basin development 
 Berwick and Rupert Streets: Soho redevelopment, particularly on and around 

Berwick Street 
4.3.4 In sum, all of the markets assessed fall short of most of the criteria set out in the ideal 

markets checklist.  Most of the markets are under-performing significantly; only Strutton 
Ground is a healthy market, although it, too, could be improved in line with the ideal 
markets criteria. 

4.3.5 Each market is considered in detail below. 
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Tachbrook Street Market 

 

4.3.6 This section provides a brief overview of the baseline assessment completed for 
Tachbrook Street in Stage 1.  The full baseline assessment is provided in Appendix 5. 

4.3.7 Tachbrook Street Market, located near Victoria Station, just off Vauxhall Bridge Road, is a 
relatively small market in a largely residential neighbourhood.  The market is just around 
the corner from significant retail facilities, including several national multiples.  Tachbrook 
Street contains 21 pitches, and there are currently 19 permanent licenses issued, though 
several traders are licensed for multiple pitches and occupancy varies throughout the 
week.1   Table 4.1 shows the number of permanent licenses per day of the week. 

Table 4.1: Tachbrook - Licenses by day 

Day Number of pitches 
licensed

Percentage of pitches available 
that are licensed

Monday 11 52%
Tuesday 13 62%
Wednesday 8 38%
Thursday 14 67%
Friday 11 52%
Saturday 10 48% 

4.3.8 On site visits, between four and six stallholders were present at any one time, though 
many of these stall holders covered several pitches. 

4.3.9 The market sells largely value-based items (discount household goods, linens, and 
fashions), as well as quality fish and produce. 

4.3.10 Tachbrook Street is located in the Warwick Way/Tachbrook Street District Centre, which 
had a recent Shopping Area Health Check in 2007 (NLP 2007b). 

 

1 All data on permanent licenses is from February, 2008, provided by Westminster City Council 
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4.3.11 While easily accessible by Pimlico and Victoria Underground Stations, and several bus 
routes run nearby, the market is not easily visible from the main thoroughfare (Victoria 
Bridge Road), making awareness and passing trade less than could otherwise be 
expected. 

4.3.12 Figure 4.2 shows Tachbrook Street Market in red, ringed in blue by a 400 metre 
employee catchment radius, and in red by an 800 metre residential catchment area 
radius.  Strutton Ground Market is also indicated in red for reference. 

Figure 4.2: Map of Tachbrook Street Market and residential catchment (800m) 
and employee catchment (400m) 

 
 
4.3.13 In terms of economic baseline, the local residential catchment contains largely middle-

income groups, as defined by the Indices of Deprivation, though there are also pockets of 
affluence and deprivation nearby.  Local residents are more highly qualified than the 
London average, though are slightly less ethnically diverse than the rest of London – both 
of these factors may influence the retail offer of a local market.  Tachbrook Street has a 
considerable number of employees within walking distance (over 14,000), though the 
location and the offer of the market lend themselves more to residents than to lunchtime 
office workers.  For full figures and more on the economic baseline, please see Appendix 
5. 

4.3.14 Five traders in Tachbrook agreed to be interviewed, and those traders believed that a 
majority of their trade is with local residents and that they are largely looking for value 
items.  Several traders explained that they only come on one or a few days per week, and 
that their customers know their schedule and come especially to see them.  They stated 
that there’s no point in them trading at that location more frequently; they trade at other 
markets in London and elsewhere during the week.  Three of the five traders are from 
outside London.  Most of the traders said that they liked trading at Tachbrook because it 
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is clean, trouble-free, and an open environment, and that there is a good relationship with 
the local community. 

4.3.15 Trader views on safety contrasted with issues identified in the community workshop, 
where concern about anti-social behaviour came up top on the list of market 
improvements desired (although this comment was made under the heading ‘market 
improvements desired,’ this comment may have been somewhat about antisocial 
behaviour in the wider area, not just the market) .  However, this seems an 
unrepresentative view of the market itself, and seems more a reflection of a high 
proportion of police officers at the workshop. 

4.3.16 Customer surveys at Tachbrook suggested that minority populations are under-
represented compared to the local residential population. A majority of shoppers live 
locally, and 90%of customers visit once per week or more often.  About 45% of shoppers 
use the market because it is convenient, while 35% thought it is good value.  Nearly 25% 
enjoy the atmosphere.  Produce and fish were the most commonly purchased items, with 
85% and 65% of those surveyed purchasing these items, respectively. 

4.3.17 Urban design and traffic assessments found that the market was generally in good order, 
though there were some issues with the space, namely that is was not identifiable and 
that the public realm was lacking.  In particular: 

 There is no signing designating the market  
 Poor public realm at nearby ground level pedestrian spaces and car parks under 

residence blocks gives a dingy feel.  These spaces are unappealing and 
underused, though development may be difficult given that they appear to be part 
owned by the residences and part by the Council 

 There is no seating to promote lingering in the space, despite the fact that the 
market is wide and feels like a public square.  A local hostel attracts vagrants to the 
area, so a balance must be established between attracting residents and 
discouraging anti-social behaviour.   

 Green space/planting would enhance the space 
 Condition of street surfaces and general cleanliness is good 
 Wide street facilitates easy loading/unloading 
 Difficulty finding parking and spare space on the market leads to traders parking 

lorries on the market (finding the tickets cheaper than other parking options) 
 Electricity bollards were in generally good condition; however, few traders were 

using electricity.  Bollards were less frequent than between every other pitch. 
4.3.18 Tachbrook Market appears to be a good complement to the retail in the area, around 

Tachbrook Street/Warwick Way.  The area has a significant number of multiples, 
including a Tesco and Sainsbury’s supermarket nearby and various smaller retail outlets.  
Although the catchment area is of mixed affluence, retail studies indicate that more 
affluent residents tend to shop elsewhere; Tachbrook/Warwick attracts many of the local 
area’s middle and lower income groups.  There seem to be few alternative value clothing 
and houseware shops nearby; the market seems to provide a needed service, and a 
complement to local retail, in this way. 

4.3.19 The location, customer base, and product offering appear to work well together, and the 
market appears to fulfil a good service to its customers in a pleasant atmosphere, albeit a 
small operation in scale.  In particular, the value-oriented goods are thought to be a 
needed resource for those on lower incomes in the immediate area.  

4.3.20 In terms of market purpose, this is not a specialist market, and it is currently a small 
generalist market – many of this type market struggle.  Its future, if left alone, is likely to 
continue to be decline.   
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Strutton Ground 

 

4.3.21 This section provides a brief overview of the baseline assessment completed for Strutton 
Ground in Stage 1.  The full baseline assessment is provided in Appendix 6. 

4.3.22 Strutton Ground Market is only about 750 metres from Tachbrook Street Market, but its 
purpose and setting are considerably different.  Strutton Ground is only a short walk for 
44,000 employees in and around Victoria Street (Figure 4.3), and trade is centred on 
lunchtime – the market is open 8-2:30, Monday-Friday.   The market has 23 pitches, 24 
permanent licenses are issued, and in good weather, the market is generally full by 
lunchtime.  Table 4.2 shows permanent licenses by day of the week. 

Table 4.2: Strutton Ground - Licenses by day 

Day Number of pitches 
licensed

Percentage of pitches available 
that are licensed

Monday 22 96%
Tuesday 23 100%
Wednesday 23 100%
Thursday 23 100%
Friday 23 100%

 

4.3.23 The market sells a variety of goods including produce, fashion, flowers and small 
electrics.  Goods seem largely targeted for office workers, both in terms of the type of 
goods presented (business appropriate coats and shoes) and the quantities (produce is 
sold individually rather than by the bowlful as at other markets).  Goods are generally 
discount items, competing on price rather than quality.  The street itself has evolved a 
specific function of providing lunch offers to local workers, and the market provides a 
good complement to this function.  The competitive advantage for hot/prepared food 
appears to sit firmly with the shops in Strutton Ground (the shops are able to offer 
prepared food at very competitive prices), while complementary items are available on 
the market. The image of the market is fairly well defined.  In sum, the market is 
successful.  
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Figure 4.3: Map of Strutton Ground Market and residential catchment (800m) and 
employee catchment (400m) 

 
 

4.3.24 Strutton Ground has about 16,000 residents in its catchment area (about half as many as 
at Tachbrook Street Market), although a significant amount of the catchment area 
overlaps, and the constituent demographic is largely the same.  However, the role of local 
residents seems significantly less than with Tachbrook Street.  Strutton Ground caters to 
local employees and there much less of a community role here. 

4.3.25 The traders at Strutton Ground are mostly residents of Greater London, though only one 
lives locally in Pimlico, and this trader is a casual.  Many of the traders have been trading 
at the market for many years – between five and 30.  Traders mentioned that they like the 
trading hours at Strutton Ground because the afternoon close means they get home 
earlier.  Traders suggested the following improvements: 

 Parking improvements (this was by far the biggest challenge for traders) 
 Repairs/replacement to the cobbled surface 
 Promotion and advertising for the market 

 

4.3.26 Customer surveys indicated that 80% of customers visit the market once a week or more, 
and convenience was by far the most common reason for visiting at the market.  Produce 
was by far the most common item purchased (80% of customers surveyed purchase 
produce). Customers and other locals suggested that the market could be improved with 
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a broader and more high-end product offering – high end foods were mentioned 
specifically.   

 

4.3.27 Urban design and traffic assessments found various minor issues: 

 The cobbled surface, while providing character, is in a poor state, limiting 
accessibility and serving as a trip hazard 

 Pedestrianisation during trading hours is not always observed, causing potential 
pedestrian conflict 

 No signing exists to designate the market 
 Many power bollards are in poor condition; no stalls used electricity on site visits 
 Lack of toilets and storage 
 No seating facilities exist on the market or nearby 
 Parking is not easily available to traders near the market 

4.3.28 The economic fit of Strutton Ground with the area appears to be good – there is little in 
the way of retail competition in the immediate vicinity and the significant retail offer 
nearby, closer to Victoria Station on Victoria Street and Cardinal Place is a much higher 
end offer.  The market fills an apparent gap in the market for less expensive goods. 
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Berwick and Rupert Street Markets 

 

4.3.29 This section provides a brief overview of the baseline assessment completed for Rupert 
and Berwick Street Markets in Stage 1.  The full baseline assessment is provided in 
Appendix 7. 

4.3.30 Located in the heart of Soho, Berwick and Rupert Street Markets are considered together 
in this assessment as they are less than 100 metres apart.   

4.3.31 Berwick Street Market, which was first officially recognised as a street market in 1892, 
currently contains 39 pitches and 24 permanent licenses are issued.  Table 4.3 shows 
permanent licenses issued by day of the week.  A variety of goods is on offer, mainly 
produce, but also fish, flowers and fashion.  The general feeling among traders, as well 
as the survey results, suggests that few local residents use the market and that it is losing 
its prominence in the community as trade declines.   

Table 4.3: Berwick Street - Licenses by day 

Day Number of pitches 
licensed

Percentage of pitches available 
that are licensed

Monday 18 46%
Tuesday 20 51%
Wednesday 21 54%
Thursday 21 54%
Friday 21 54%
Saturday 19 49%

 

4.3.32 Rupert Street contains 31 pitches, but only 2 permanent licenses are issued.  The market 
is only occupied by these one or two traders selling jewellery or fashion. 

4.3.33 The markets’ residential catchment area includes a diverse cross-section of the theatre 
district, including portions of Chinatown, St. James, Marylebone, Tottenham Court Road 
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and Covent Garden (as shown in Figure 4.4).  The employee catchment area contains 
the bulk of Soho’s creative industries. 

4.3.34 The area is already planning for significant regeneration, with community input as part of 
the Soho Action Plan.  The plan envisions the development of Berwick Street as a local 
high street, with key targets to reduce crime and anti-social behaviour, to regenerate the 
market, and to improve the public realm. 

4.3.35 For the market specifically, community members have expressed the desire that the 
market become a food-based market which serves all local residents and becomes a 
regular destination for local workers and visitors to Soho. 

 

Figure 4.4: Map of Berwick/Rupert Street Markets and residential catchment 
(800m) and employee catchment (400m) 

 
 

4.3.36 Of the markets assessed, Berwick and Rupert Streets have the fewest number of 
residents in their catchment areas – just over 10,000.  The demographics of local 
residents are disproportionately young adults – one in three residents is aged 26-40.  
Pensioners and children are under-represented compared to London as a whole, and 
qualifications among residents are considerably higher than the rest of London average, 
while economic activity levels are on a par with London.  The area has an average share 
of minority residents compared to all of London, though Chinese residents are a high 6% 
of the catchment area, reflecting Chinatown’s close proximity. 
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4.3.37 Berwick and Rupert Street are within walking distance of just under 40,000 workers, 
many of whom are in Soho’s creative industries.  The market is also within walking 
distance of significant passing pedestrians (many likely to be tourists) on Shaftsbury 
Avenue to the south and Oxford Street to the north. 

4.3.38 Most of the traders interviewed had been at the market for ten years or more.    The 
newest trader had been at the market for four years.  The traders described how they 
have formed links with local businesses over the years to access electricity, storage, 
parking and other resources.  The market has very little in the way of trader resources.  
There is a council-owned storage facility, but it is leased out on a private basis.  These 
links present a significant barrier to entry for new traders, and reflect the difficulty in 
bringing new traders in. 

4.3.39 The traders noted that there are very few tourists at the market and several also noted 
that they don’t think the market plays a part in the local community anymore.  Key 
improvements requested by traders: 

 Parking provision 
 Repairs to the road and pavement 
 Better appearance 
 Crime prevention (issues with vagrants and drug users) 
 Promotion and advertising 
 More stalls and variety of traders 
 Pedestrianised street 
 Fixed stalls 
 Storage facilities 
 Signage 

 
4.3.40 Customer surveys here found that most customers worked in the area or were visiting the 

area for work.  Very few respondents lived locally.  Few respondents indicated that they 
come specifically for the market; most came as they were passing through on their way 
to/from work.  Around 30% of respondents came because the location was convenient.  
Less than 20% indicated coming to the market for any other reason (sells what I want, 
enjoy the atmosphere, good value).  The most commonly purchased item was produce 
(nearly 70%) though meat, fish, and prepared food were also common.  Customers 
consistently mentioned that the offer needed improving with a wider variety of goods and 
more high end/organic goods. 

4.3.41 Design and traffic assessments at Berwick Street found a variety of issues.  The public 
realm at the market is dominated by a gloomy overhanging cement canopy, with a dirty 
underside covering the walkway.  Half of the street is dark and dingy.  Also, there is 
significant clutter of signposts and lampposts that fill the small remaining open space.  
The street is generally untidy and has an unpleasant feel not conducive to lingering.  On 
the traffic side, the stalls are currently on uneven surfaces (half on the road, half on the 
kerb), causing difficulty for traders.  Signs ban motor vehicles from 8:30 am to 9 pm 
Monday – Saturday, but interviews with traders suggest this is not always observed. 
Electricity is provided by private arrangement through overhead cables to shops, 
providing an untidy and dangerous situation. 

4.3.42 Rupert Street’s infrastructure was considerably better and generally in good repair.  
Power bollards appeared in good condition, and the cobbled surface was in relatively 
good shape, though it does present the accessibility challenges inherent to cobbled 
surfaces.  

4.3.43 The economic fit of Berwick Street Market is difficult to discern.  There is a major grocery 
store on Berwick Street providing significant competition to many of the traders.  
Additionally, although the area’s working catchment population seems a much more 
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promising targeted customer group than the relatively small residential catchment 
population, the market’s items are not really targeted at lunchtime breaks by employees 
(as Strutton Ground is).  Additionally, this market seems less of a fit with the local 
community, given the significant population of young adults with above average incomes.  
This lack of fit with the local community was substantiated by the customer surveys, 
where residential postcode given by shoppers showed very few shoppers lived locally. 
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Church Street Market 

 

4.3.44 This section provides a brief overview of the baseline assessment completed for Church 
Street Market in Stage 1.  The full baseline assessment is provided in Appendix 8. 

4.3.45 Located in North Westminster, west of Marylebone station and northeast of Edgware 
Road station, Church Street Market is the borough’s largest.  Church Street is in an 
ethnically and socially mixed community, and the market provides food items, fashion and 
housewares, and many items cater for an international community.  This is a large 
market, with up to 220 pitches available and 292 permanent licenses issued.  On 
Saturdays in good weather, virtually all the pitches are in use.  Less than half are 
occupied during the week.  Permanent licenses by day of the week are shown in Table 
4.4. 

Table 4.4: Church Street - Licenses by day 

Day Number of pitches 
licensed

Percentage of pitches available 
that are licensed

Monday 61 28%
Tuesday 69 31%
Wednesday 68 31%
Thursday 81 37%
Friday 85 39%
Saturday 208 95%

 

4.3.46 Unlike the other markets in this assessment, the Church Street Neighbourhood 
Management Group, a local organisation, has developed key strategies around the 
market’s strengths and weaknesses and needs for improvement.  One strategy 
mentioned both by the management group and by the Council’s Market Position Paper is 
the expansion of antiques stalls on the eastern side of the street, connected to Alfie’s 
Antiques Market.   Another idea has been to open the market on fewer days during the 
week (currently open Monday – Saturday) in order to make it more special and, hopefully, 
full, on those days. 
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Figure 4.5: Map of Church Street Market and residential catchment (800m) and 
employee catchment (400m) 

  
4.3.47 Church street’s residential catchment area (Figure 4.5) contains considerable diversity.  

The immediate area around the market contains some of Westminster’s most deprived 
areas, but the edges of the catchment area include the affluent areas of Maida Vale, 
Marylebone, and Regent’s Park.  The residential catchment area contains 33% 
minorities, more diverse than the London average at 29%.  Relatively few employees 
work within walking distance of the market – just over 7,000.   

4.3.48 The market appears to provide a strong focus for the neighbouring community, which has 
relatively high levels of deprivation.  Up to 90% of trade here is with local residents; the 
market provides a needed source of value goods – particularly produce at lower prices 
than supermarkets – and is seen as a community asset in that way.  However, local 
residents also mentioned that the market is less unique in its value provision in relation to 
other goods, such as fashion, mentioning that stores like Primark are now cheaper than 
the market and offer better choice. 

4.3.49 Most of the traders interviewed at the market have been there for more than five years, 
and most (80%) are London residents.  Traders indicate that a majority of their trade 
comes from local residents and all of the traders interviewed felt that the market plays a 
significant role in the community – providing convenience and value and also serving as 
the core of the community.  This sentiment was echoed in resident consultation, although 
a decline in the good relationship between traders and residents was also mentioned.  
Traders listed a number of market improvements they would like to see: 
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 Improved parking for traders and customers 
 Electricity to every pitch 
 Increased promotion and signage 
 Pedestrianisation of the road during trading hours 
 Improve the quality of the most unattractive stalls – clothes on the ground, etc. 

 
4.3.50 Local residents described a gradual decline in the relationship between local residents 

and traders.  Long standing residents indicate that in years past, residents and traders 
knew each other and worked together through issues like parking and noise while setting 
up stalls in the morning.  In the past, if a trader were double parked and blocking a 
resident, the resident would know the trader and could ask for the car to be moved and 
get a prompt and friendly response.  Now, residents find that traders are rude and 
unwilling to move their vehicles.  Similarly, traders have become very noisy in setting up 
stalls early in the morning, and have been rude when residents ask them to be quieter.  
The growing hostility seems to be mostly between newer traders and residents.  Older 
traders also mentioned that the newer traders are also rude to the older traders and the 
traders’ camaraderie has declined rapidly. 

4.3.51 The customer survey found that many customers were local residents, but a significant 
number had also come from other parts of London.  Around one- third of the customers 
came specifically for the market, while others came for the shops (Tesco named 
frequently) or were on their way through for work or visiting friends/family.  Produce 
purchases were by far the most frequent (80% of interviewees buy produce at the 
market), followed by clothing (just under 40%).  More than half said they use the market 
because of its convenience; fewer than 5% visit because they enjoy the atmosphere. 

4.3.52 Similarly, atmosphere was the most common area of improvement mentioned for the 
market: 

 ‘The market is an eyesore.  It looks like a third world market.’ 
 ‘Needs to be cleaner, more organised’ 
 ‘Needs a bit of a revamp.’ 
 ‘Get rid of tables selling junk.’ 
 ‘Clean it up; look more vibrant’ 

4.3.53 Customers also mentioned that the market should improve its variety and quality of 
goods. 

4.3.54 Public realm and traffic assessments identified several issues in Church Street market: 

 The street has a lack of distinctiveness and is generally unkempt and disorganised 
 Stalls lack coherence 
 No focal point within the market to give it a unique identity 
 Street furniture in poor condition 
 Market street is only pedestrianised Friday –Saturday, 10am to 4pm. 
 Storage facilities, while large and in good condition, are at a distance from the 

market 
 Traders do not find sufficient parking nearby and traders park on the market 
 Public toilets are not open early and late enough for traders 
 The carriageway and footway are at varying levels, though both are in good 

condition 
4.3.55 The overall retail profile at Church Street is value–oriented goods, with very few national 

chain stores.  The area has a notable lack of entertainment and evening activity, and 
growth in comparison floorspace has been slow and expected to continue at a lower rate 
than neighbouring areas.  Amidst this relatively weak retail environment, Alfie’s Antiques 
is the main draw in terms of comparison shopping.  This attracts a very different clientele 
from the remainder of the retail on Church St., which together with the market focuses on 
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value-oriented goods.  The main competition for the market is the Church Street Tesco, 
but otherwise there is relatively little competition locally. 

4.3.56 There is currently extensive planning on the ground for proposed improvements to 
management and the nature of the market, including a considerable devolution of market 
management to a local level.  These local efforts have made considerable headway 
identifying Church Street Market’s strengths, weaknesses, and needs, and these should 
be addressed in conjunction with the teams that are already on the scene. 

4.3.57 There is a vision for Church Street Market to integrate a farmers market into the Saturday 
operation at the Lisson Grove end of the street (or do so on a Sunday if this is too 
problematic) and on the back of the new clientele encourage the antiques shops to trade 
into the market and attract new antiques traders. The market will then be integrated into a 
general market and specialist market.   
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5 Recommendations across all markets 

5.1 Introduction 
5.1.1 After compiling the findings, initial recommendations were formulated and tested in 

discussions at focus groups made up of local representatives and with Council officers.  

5.1.2 These findings have now been re-visited and re-assessed to set out refined 
recommendations across all markets, as well as a potential future vision for each market 
and individualised recommendations. 

5.2 Recommendation for investment  
5.2.1 It has become clear through the research and consultation process that all of the markets 

would benefit from significant investment.  Except for Strutton Ground, all of the markets 
have been experiencing a period of decline, and this would likely continue without 
investment and action.  Existing and potential additional benefit would be lost. 

5.2.2 With the commissioning of this study and other significant work by the Council, it is clear 
that there is a desire to improve markets.   

5.2.3 However, more clarification from the Council is needed on what basis investment in and 
subsidisation of markets should take place.  Consultation with Council officers shows a 
variety of priorities – largely in line with different teams’ priorities (for example, parking, 
planning, licensing).  There is not yet a consistent vision for the objectives for markets in 
Westminster (these can vary by market), which could justify levels of investment and 
subsidisation and allow measurement of progress toward targets. 

5.2.4 For example, if it is a Council objective that markets encourage entrepreneurship among 
local residents, then designing programming and investment toward local recruitment and 
monitoring progress towards that goal is a sensible outcome.  If markets are meant to 
boost Westminster’s profile to tourists, then tourism-based investment and measurement 
are logical.  A market can be successful in many different ways, and investment can fulfil 
different aims.  Clarifying which objectives are most important for the Council should 
shape future investment.   

5.2.5 There are many different targeted objectives for markets that could be good goals for 
investment in Westminster.  One way to think about it might be to prioritise the issues that 
are most difficult to address in other ways.  In this case, using markets to build social and 
community cohesion and as work for disadvantaged residents might be top priorities.  
Another way to look at it might be to target markets for what they are most likely to 
succeed at, such as bringing in tourists in some cases or providing healthy produce.  Or, 
it could be prioritised that markets be a catalyst for other desired economic and social 
activity, so markets would be focussed on creating good public realm and becoming a 
strong retail draw.  The Council must choose among priorities for investment, as 
investment across all bases would be financially prohibitive and unlikely to succeed with 
too many varied (and sometimes opposing) goals. 

5.2.6 As these objectives are clarified, they should be shared across related Council 
programmes, such as Civic Streets and the Civic Enterprise Fund. 

5.2.7 As will be discussed further in the following section, the findings here indicate that the 
Westminster Act precludes private investment, and this should be borne in mind. 
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5.2.8 Further on in this report, ‘future visions’ for each of the markets studied are generated, 
and these incorporate the research conducted and the market knowledge of members of 
the project team, as well as public and stakeholder consultation.  With a more specific 
steer from the Council about their ‘future vision’ for Westminster markets, these 
recommendations should be revisited. 

5.3 Recommendations for the Westminster Act 
5.3.1 The Westminster Act currently dictates much of the way that market activity is seen, 

interpreted and managed. Furthermore, the Act significantly limits the market-level 
management that can be employed in Westminster.  Before discussing specific market 
recommendations, recommended courses of action for changing and/or working with the 
Westminster Act are presented in this section.  The following sections on market 
recommendations are then made with the powers afforded by the Act in mind. 

5.3.2 There are several possible ways of looking at market management from the legislative 
point of view.  The following topics are addressed in this section: Potential to change the 
Act, further activity within the Act, and other policies with application to market 
management. 

5.3.3 It is recommended that any legal action or legal interpretation be consulted with the 
Council legal team; this report is not in a position to provide legal advice. 

Potential to change the Act  
5.3.4 Council officers are currently looking at the options of starting again with a completely 

new Act and ammending the current Act.  They have discounted the idea of going back to 
running street trading under the LLAA 1990.  As a new Act would take so long to promote 
and be difficult to run through Parliament, it looks more likely that ammendments will be 
the chosen path.  If changes are not contentious, then it is likely that they will be accepted 
by the traders.  Indeed it would be folly to promote a bill that was open to opposition from 
the traders.  However, the Act is not a good tool for running markets and making changes 
to it (to make it better to run from a management perspective) are likely to be opposed in 
its run through Parliament, and a compromised Act would be the likely outcome.   

5.3.5 The timing of this major change in the Act is likely to take up to three years:  

 Internal review scheduled for completion - April/May 2008 
 Consultation on changes - summer 2008 
 Lodge draft bill with Parliament - November 2008 
 Process through Parliament - 1-2 years. 

 

5.3.6 Changing the Act is prohibitively difficult, and existing traders would oppose and appeal 
any changes.  This process would likely go on for an extended period of time, and traders 
with existing rights would tend to be protected by law.  However, this study does not 
provide legal advice on this issue.  The Council legal team should consider the issue in 
more detail.   

5.3.7 It is also considered unfeasable to attempt to buy existing traders out.  There is no 
collective arrangement or union to go through to begin to propose such plans and work 
out a solution, and the very nature of market traders means they are unlikely to want to 
work together on such issues. 

5.3.8 In short, although a possibility, it is believed that changing the Act is extremely unlikely to 
be successful, and modifications within the Act are a more logical focus for the Council.   
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Varying existing rules without changing the Act 
5.3.9 Rather than having to wait until the Westminster Act is changed in Parliament, changes to 

the way that the Westminster Act is interpreted and administered are suggested.  These 
suggestions are listed in three categories: First Steps, Longer Term Steps, and 
Alternative Market Legislation. 

First steps 

5.3.10 The following first steps are identified as short-term items of priority to help improve 
management within the Act:    

 Administrative procedures - they need to be simplified and if possible taken back in 
house (away from Vertex) and stall allocation should be localized.2  

 Casual traders should be seen as a benefit and be encouraged - a better way of 
dealing with them is needed.  For example, the system for market managers 
welcoming casual traders at the right time of the day at the various locations is 
vitally important, but this must be linked to an improved marketing campaign to 
ensure that the opportunity is properly advertised to potential traders.  Westminster 
should decide what kind of casuals will be encouraged - this may need some 
changes within the licensing process and should not need a change to the 
Westminster Act.   

 Disciplinary procedure - infringements can lead to a decision to stop that trader 
from trading for a day, a week, a weekend or longer.  Then, if they continue, the 
wider processes of the Magistrates Court can begin.  This way, fewer 
infringements will end up directly in the longer processes of the Magistrates Court.   

The penalty points system could be supplemented by the introduction of Fixed Penalty 
Notices (FPNs).  The London Local Authority Act (2007 amendment) gives London 
Councils a wider remit to utilise these – initially this was to cover waste and littering 
offences, but the LLAA also paves the way for allowing more FPNs to be set up in the 
future by outlining procedures for setting them up and operating them.  

Longer term steps 

5.3.11 A host of longer term approaches to improving management under the Act should also be 
considered. 

5.3.12 Devolving management activity.  The management approach to Church Street is a key 
one in terms of how much devolution can be allowed under the Act.  The aim is to get 
more market decision making locally-based and to make it more responsive.  The system 
is that the Neighbourhood Office (run by a Council employee who heads up an 
organisation run by the Paddington Development Trust) and the City Inspectors (market 
managers who are responsible for all street activity that is non police related) are working 
more collaboratively under a Service Level Agreement (SLA).  The SLA exists and is 
soon to be rolled out fully between the two main parties.  There will be regular 
accountability reporting to the Neighbourhood Management Board, through a sub-group 
which includes representatives of the traders, Church Street Local Area Partnership 
(LARP) and designated Council Officers. While direct line management (and thus market 
management) will not be devolved to the LARP, enforcement is already operated under a 
more localised management using the City Inspectors    

2 Since this research was undertaken, as of July 1, 2008, administration procedures for dealing with street 
trading licenses has been brought back in house and are now undertaken by the Council.  This will allow for 
more control on vetting applications for licences, especially in relation to receptacles. 
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5.3.13 The localised priorities are being worked out at present, but the senior Council officers 
dealing with this feel that it is devolved as far as it can be in terms of alternative 
management arrangements within the Act.  While statutory duties such as collecting fees 
and issuing licenses will continue to take place within the Community Protection 
Department, the long term aim should be to devolve what management aspects can be 
devolved (within the limits of the Act) to the Neighbourhood LARP manager.  

5.3.14 This is a positive approach, and it will be vital to ensure that speedy decisions are able to 
be made that reflect an entrepreneurial mindset and one that sees the market as a whole, 
rather than just individual pitches.  In particular, such issues as dealing with allocation of 
space to casual traders, pulling the market together on quiet days and concentrating on 
certain types of trader are all matters that will require a good degree of collaboration. 

5.3.15 Discipline.  The opportunity for Fixed Penalty Notices is being investigated at present 
and this would be a potentially useful form of dealing with infringements, as well as the 
possibility of banning offending traders from trading for a period of time.  This could be for 
a day, a week or a month depending on the severity of the offense.  Our understanding of 
the Act is that Section 10 dealing with Standard Conditions allows for variations to license 
conditions with the ability for affected parties to make representations, but no right of 
appeal.  Strengthening the discipline available to the Council in market management 
provides a crucial means to be able to move forward with change and real improvement. 

5.3.16 Utilising outside management expertise.  Another area that Council officers are 
looking at is the varying of Temporary Licences so they can be granted for longer than six 
months for such things as farmers' markets.  This approach is good, but  specialist 
markets should also be included (such as arts & crafts, international food, German and 
French markets).   While a temporary licence allows the operator to have management 
flexibility (and as a result it can make a profit), it is vital for an operator to have the ability 
to plan for the future - hence it is not really a solution.   Using Temporary Licences would 
work to get round the current Act where a new market area is being suggested, but is 
unlikely to be able to be imposed on an existing market area - unless the existing traders 
are allowed to operate under their own current licences or if they agree to go with the new 
management route (highly unlikely).  It is possible that this might produce a situation 
where two different management approaches were operating in the same street.  While 
this may end up being be the most practical approach, its legality would need to be 
checked with the Council’s legal team as their current view militates against this. 

5.3.17 Standard conditions.  All pitches are subject to the Standard Conditions which are 
identified in the Westminster Act.  These are cross-borough and apply to every market 
area.  Changes to these are open to consultation and appeal.  All conditions must be 
reasonable, enforceable and imposed for relevant licensing reasons.  Standard 
Conditions cover such things as the position of the pitch; commodities that can be sold; 
days and times when the pitch can be used; type of stall; type of display; limits on storage 
and refuse around the stall; etc.  There is a call to investigate making the Standard 
Conditions different for individual market areas allowing them to reflect more of their 
individual natures where that is relevant.  This is possible to do within the Westminster 
Act with buy in from the existing traders. 

5.3.18 Guidelines.  Various guidelines have been produced by the Council, including: "Street 
Trading Factsheet"; "Conditions Applicable to Temporary Street Trading Licences"; 
"Regulations Made by the WCC Purusant to Section 27 (3) of the LLAA 1990"; "Street 
Trading Charges/Fees"; the "Commodity Guidelines" and "Filling of Vacant Street Trading 
Pitches".  These all deal with important matters but which do not need further comment at 
this stage.  However, two are of particular interest: 

 
 Commodity Guidelines.   
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Westminster aims to limit what traders sell on their stalls to a range of "primary" 
and "additional" goods.  Where a trader wishes to vary their primary goods, the 
guidelines say that this will not be allowed if the goods are sold on another stall 
where that trader has objected to the change, if the stalls are either neighbours or 
there is one stall between them.  As mentioned above, these are really not 
enforceable under the Act unless an area has a Specifying Resolution.   

 
 Filling of Vacant Street Trading Pitches.   

This guideline operates for the Officer Panel and Sub Committee.  The general 
principle when filling a vacant pitch is that priority is given to an existing licence 
holder seeking to transfer from another pitch on that market.  Their vacated pitch 
would then be filled in the normal way.  If more than one existing trader applies for 
the pitch then priority is given to the longest registered licence holder.   Priority is 
not given on the basis of the kind of goods that a trader sells, other than to ensure 
that the incoming trader is not selling goods that are unsuitable for the pitch 
concerned e.g. fish next to clothing.   

Alternative market legislation 

5.3.19 There is the possibility of alternative legislative approaches to establishing and running 
markets, namely through the Food Act and through Highways legislation.  Currently, 
Westminster has not used either approach and legal advice is that even if these routes 
are used for setting up new markets, the pitches and traders still need to be licenced 
under the Westminster Act.  In order to run markets through alternative legislation, the 
Council should seek the advice of its legal team.  Possibilities for alternative market 
legislation are discussed below:  

 The LLAA 
Most London Boroughs manage their markets or trading pitches through the LLAA 
and there are very few who operate differently. Barking & Dagenham are operating 
fully with a private operator and have built up a successful market over the last 
seven or so years from a base of 20 traders to 120 now. While strictly they are 
operating “ultra vires” the overall approach is seen to be successful in terms of a 
viable and vital market. Broadway Market is run on different lines with a 
contribution to the Council from the organisers and in theory the Council licenses 
the traders there. Southwark Council has a relationship with Groupe Geraud (a 
private market operator) on whereby they undertake basic day to day management 
activity in East Street Market but without passing over their statutory duties such as 
licencing and fee collection.  

The current set of proposed changes to the LLAA before Parliament will allow for a 
London Borough to enter into a contract with an individual or company (to be 
known as the “market manager”) who will be able to carry out a range of 
management activities. This could include managing a market, publicising it and 
assisting with the licensing process as well as collecting fees on behalf of the 
Council (plus some uplift to reflect their own services). Excluded from this would be 
the ability to grant, renew, vary or revoke street trading licenses, prescribing 
standard conditions for licenses and working out how Council fees are arranged.  

 

As with all former changes to the LLAA the promoters are willing for Westminster 
City Council to take up these changes within the Westminster Act. Subject to 
detailed assessment, this would seem to be a very sensible route.  

 Charter Markets 
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Many markets outside London (and a few within it) are run as Charter Markets.  
These give the owners of the Charter the right to run a market and generally to 
have rights over other markets within a 6 and 2/3 miles circumference.  
Westminster has no such rights and thus cannot adopt this as a route. 

 The Highways Act 1980  
This refers to Part VII Sections 115A to 115K.  Running market activity (either 
within the Borough or by a separate market operator) via this route appears to be 
an anomaly introduced by Parliament as this section of the Highways Act was 
drafted to allow permission for structures in the Highway (such as skips, tables & 
chairs, kiosks, pub seating, etc).   

Under the Act, this type of activity is supposed to enhance the amenity of the 
highway and its immediate surroundings or provide a service for the benefit of the 
public or a section of the public.  This can include facilities for recreation or 
refreshment and information.  Also, this allows for the production of income.  Such 
a structure needs to operate on a highway that is not used by vehicular traffic, but 
can be a pedestrianised street or pavement.    

Setting up market activity using this legislation may need the permission of those 
occupiers on the street frontage depending on precisely where the market is to take 
place.  Charging depends on the impact of ownership of the subsoil.   There is 
some dispute as to whether a market on a street can be run through this Act as the 
purpose of the Act was to allow small obstructions, but certain authorities use it for 
markets.  For example, Ealing was aiming to use this for a market in Acton Square 
which has been operating for over a year.  The issue then becomes whether 
traders need licensing.  One line of thought is that this must remain with the 
Borough as part of the LLAA (or Westminster Act) within a market operated this 
way.  Alternatively, it may be possible for the market operator to avoid this 
particular route but still remain in control of the traders.  

 The Food Act 1984 (With Amendments From The Food Safety Act 1990) 
The Food Act gives Councils, including London Boroughs, the right to run a market 
or purchase an existing market. Originally intended for livestock and food related 
trading, this has been interpreted across the country to allow a wider range of 
goods for sale. A market run this way is not allowed to interfere with the “rights, 
powers or privileges enjoyed within the district in respect of a market by any 
person, without that person's consent”. According to one market expert, the key 
problem with this type of market is that legally a market trader can complain about 
a shop in the same area and stop them selling their goods. This matter would need 
further legal opinion. In addition, this type of market may require Planning 
Permission and this, too, would need further investigation. In certain cases it may 
be possible to convert a market operation from the LLAA or Westminster Act to be 
run under the Food Act as a way of getting an alternative management approach in 
place.  

 

5.4 Recommendation for entrepreneurial market management 
5.4.1 Successful markets require a legislative and management structure, but also an 

entrepreneurial touch.  While there is an existing group of Council officers that deal with 
market issues regularly, this should be re-launched – a Market Management Team – as a 
more cohesive unit from the street to strategy level, with enforcement integrated, as well.  

5.4.2 This Team needs to be able to see the markets from a range of perspectives and as one 
system, but also it will be vital to encourage entrepreneurial management.  Having more 
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staff with a business-minded approach at ground level and upwards is vital for the 
success of the future of the markets.  It could be beneficial to have a mentoring 
relationship with a private market operator to gain benefits from best practice in the 
sector. 

5.4.3 The Market Management Team should be staffed by two new Council officers and the 
existing market inspectors who will need to be trained to become Assistant Market 
Managers.  This constitutes only two new employees, the Assistant Market Managers will 
be re-trained Inspectors taking a more holistic role in market management and health.   
Although this reflects a significant investment, there will be staff time and cost savings in 
the many departments from which market responsibility will be shifted to the Market 
Management Team.  The increased staff should allow persistent rule breakers at the 
markets to be targeted and dealt with.  It is envisioned that the basic structure of the team 
would have a coordinating role among existing Council departments, and it is proposed to 
function as indicated in Figure 5.1. 

 
Figure 5.1: Proposed Structure of the Market Management Team  
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5.4.4 The idea is to have a one-stop-shop approach to coordinating market-related issues, as 

well as coordinating information to the public/potential traders and marketing/promotion.   

5.5 Key activities for more entrepreneurial 
management/responsibilities of Head Street Market 
Manager 

 

5.5.1 A broad range of activities would fall under the Head Street Market Manager, as 
considered below. 
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Internal council coordination 
 Co-ordination with all departments that have an active roll in street markets 
 Host regular meetings with representatives of all interested Council departments 
 Removal of conflicts that adversely affect street market operations (i.e. parking 

restrictions, loading and unloading to shops and markets) 
 Inform the correct department about infrastructure defects on the street markets 
 Quality control of the public realm, market facilities and market equipment 

(including oversight of receptacle leasing/provision) 
 Overseeing Market Inspectors, who become ‘Assistant Market Managers’ and take 

a more active role in the broader market issues under the team’s remit 
 Cleansing/rubbish services 

Licensing and pitch allocation 
 Co-ordinate the issuing of new and repeat licenses both casual and permanent 
 Oversee the process of casual pitch allocation 

Liaison (with traders, community, and the private sector) and market 
development 
 Manage relationships between the commercial operations on the street markets 

and the market traders 
 Host regular meetings with market trader associations and local residents 
 Recruit traders and ensure the street markets in Westminster are known to market 

traders within the London area 
 Encourage local residents to trade with marketing, training, and mentoring 
 Field phone calls from potential traders and provide information to aid recruitment 
 Grow the street markets business 

Promotion 
 Promote the street markets through an events program and other marketing means 

- oversee an allocated budget and maintain a quality website for promotion and 
recruitment 

 Manage the events program at Rupert Street 

Enforcement 
 Investigate breaches and act accordingly - Team Leader must have defined 

mandate from Markets Committee 
 In the case of breeches of policy and other disciplinary issues with traders, these 

are currently referred to the Licensing Officer Panel.  There can also be a right of 
appeal to the Magistrates Court.  This process can sometimes be lengthy and 
means that disciplinary procedures sometimes lack ‘teeth.’  Under the new Market 
Team structure, the Head of Market Management should have delegated authority 
to make a final decision (where appeals can go directly to the Head Manager, but 
no further) on certain issues so that discipline can be quick and effective. 

Best practice and benchmarking 
 Visit all Westminster street markets each week and continually benchmark 

Westminster's street markets against other London street markets 
 Investigate London street markets best practice - liaise with other local authorities 

Monitoring 
 Data capture to track street market trader trends 
 It is essential to keep accurate data and records pertaining to market finances, as 

well and progress toward market goals in order to discuss levels of subsidisation 
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that are required and justified.  Also, this kind of information will be essential in 
evaluating the appropriate license fee if it were to be changed in the future. Some 
of the data that should be collected includes: 
- Trader enquiries (how many calls, which markets potential traders are 

interested in, what goods considering selling, what issues are they 
questioning) 

- Permanent licence holders (Attendance records on a daily basis.  Number of 
new, renewed and cancelled licences each year. Note the reason for 
cancellation of a licence) 

- Storage (Cross-check the storage units allocated for Church Street Market to 
ensure they are being used by WCC licensed traders.) 

- Casual licence holders (Daily attendance records for each market (casual 
licences should only be issued to individual markets and not Westminster 
wide). 

- Goods traded by each casual 
- Conversion rates of casual licence holders to permanent licence holders. 
- Numbers of casual licences cancelled annually – ensure you know the 

reason for the cancellation. 

Pricing 
 The Market Management Team should consider innovative pricing schemes with 

various options to maximise the number of traders each day.  This includes varying 
the cost of the licenses on different markets and on different days, as well as 
different approaches, such as discounts for licenses for a weekday as well as a 
Saturday at Church Street. 

5.6 Recommendations for infrastructure and public 
improvement  

5.6.1 Largely in keeping with the ‘Ideal Market Checklist’ established in Chapter 4, key 
recommendations for improved infrastructure and public realm for all the markets in the 
study are made.  These improvements would come under the domain of the proposed 
Market Management Team. 

Consistent receptacles 
5.6.2 Improve image of the stalls with more uniform receptacles.  Receptacles should 

contribute to creating a good public realm at the markets, while also being appropriately 
functional for trading.  In general, they should provide adequate cover (and appropriate 
run-off) from inclement weather and have some sense of consistency and market identity 
(although some appropriate variation in form can provide interest).  Receptacles should 
be generally bright and clean and be sturdy and in good condition, as well as inviting for 
customers.  There are many different types of receptacles that can achieve these aims, 
so it is difficult to be specific about what should be used.  In some ways, it is easier to 
specify what is not considered appropriate: trading out of suitcases, palettes on the 
ground, the backs of vehicles, or stacks of items on tables with no covering or ‘market’ 
identity.  This is a significant change from many of the receptacles currently at the 
markets studied. 

5.6.3 For quality receptacles, there are many options available, and many have been explored 
by Westminster City Council (2006).  One option worth particular consideration is tubular 
receptacles with canopies that could be set up and broken down by a contractor 
employed by the Council (see Figure 5.2 and 5.3).  Arrangements could be made to rent 
the receptacles to traders.  A private contractor provided this service at one time in 
Church Street. 
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5.6.4 The tubular style receptacle is preferable because it can be taken down and driven out of 
town for storage in the evening, so there is no need for local storage.  These should be 
provided with canopies.  More permanent designs, such as locked boxes left as benches 
in the evening may promote anti-social behaviour.  The cost of hiring such stalls, 
including set up, breakdown, delivery, storage, and maintenance is estimated at 
£11.40+VAT/stall/day.  Across all the markets assessed, this would cost in the region of 
£450,000 +VAT/yr.  Purchase of such stalls for each pitch in the five markets studied 
would cost in the region of £210,000, though other fees would be incurred for 
maintenance, storage, damage replacement, and other operating costs.  For a more 
detailed breakdown of this cost estimate, see Appendix 2. 

Figure 5.2: Traditional stalls – tubular style  

 
 

 

Figure 5.3: Traditional stalls – tubular style – street display 
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5.6.5 talls can also be positioned under umbrellas, as shown in Figure 5.4.  These are worth 
considering, as they would be an improvement to the current stalls, and may be less 

ays provided by the 
trader underneath can vary, this is less advantageous as it may be less likely to remedy 
current issues with poor presentation.  The cost of hiring umbrella stalls, including 
delivery, set up, breakdown, maintenance, and storage = £8.90/stall/day + VAT = around 
£350,000+VAT/year.  Purchase of these umbrellas would cost around £200,000 + VAT, 
though other operating costs would accrue.  See Appendix 2 for a more detailed costing. 

Figure 5.4: Umbrella stalls 

S

expensive than providing tubular stalls.  However, as the tables/displ

  
5.6.6 Specific to the fishmongers and butchers, an initiative could be launched to fund getting 

fixed continental style units from which to trade, to improve appearance and safety. The 
towable trailers are more practical and aesthetically pleasing than the ones that are more 
like converted vans.  Depending on the layout, an unfolded canopy to protect customers 
can be adjusted to flexibly fit the space.  The fishmongers interviewed were supportive of 
this idea. 

.6.7 It is recommended that changes to stalls be piloted at one market (perhaps Strutton 
Ground) and then rolled out to the others with any adjustments needed from the pilot. 

5.6.8 

el ay be less sustainable,  it is believed that electricity use 
rrant encouraging its use). High consumption 

pitches for cooked food or raw food need a 32amp supply and should charged at a higher 
rate. Every other bollard should have a 32 amp supply point.  Traders should be 
responsible for lighting their own stalls as best suits their products.  Tips for doing this 
well should be included in a handout issued to new traders and included in a presentation 
tips mini-class. 

5.6.9 Water for washing/preparing would likely be best provided within the receptacles for 
fish/meat traders and others that would need it for hygienic service.  This should be a part 
of the receptacles it is recommended that the Council help such traders acquire.  This 
approach is far simpler than a mains water supply and provides maximum flexibility.  

.6.10 An information sheet should be provided to all traders and potential traders outlining the 
facilities for parking, storage, washing, toilets, and other items as appropriate.  

5

Facilities for traders 
The use of electricity by all traders should be encouraged.  This would mean that the 
Council needs to have overall control of supply and equipment.  Fixed bollards are the 
best available option for electricity provision.  Fixed is preferred to a pop-up version as 
these are known to fill up with water, causing expensive repair and/or disuse.  One 
bollard can have multiple plugs and be shared by two pitches.  A flat fee should be 
charged to users within the licence fee, as metering would be not worth the expense 
administrativ y (although this m
at the market has enough benefits to wa

5
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5.6.11

 
 

well as fits with the appropriate emergency access and other appropriate codes.  In 
centre of a street, facing two directions, can be difficult for 

ken 

5.6.13
 

 a totem is estimated to cost roughly £60,000 each, although prices can 

5.6.15 treet, this may overlap with the Civic 

 

5.6.17 ll 

5.7
5.7.1 s here are likely to be naturally solved with better market 

management, but they are worthy of attention.  This section presents an overview of day-
to-day recommendations, with market-specific recommendations to follow. 

Need for detailed market layout plans 
 Once the new Markets Team is in place and the vision for each market is clarified, 

detailed market layouts should be carefully studied and considered.  This is not 
something to rush into, and managers watching the market daily for an extended period 
of time will be best placed to inform any needed changes. 

5.6.12 In general, there is no particular optimal size or economically advantageous size for 
pitches or receptacles – sizes can vary with the nature and setting of the market.  Each
market should find what works best for its particular space and urban realm design, as

general, trading from the 
traders to manage, though trading with two traders back-to-back in the middle of the 
street can help increase activity for retail on both sides.  Reviewing the layout for each 
market should be undertaken after an experienced market manager is in place and has 
spent considerable time clarifying the dynamics of the market.  Initial suggestions for 
layout for specific markets are made below, but these decisions will best be underta
when the manager is in place. 

Signage 
 All of the markets need better signage and identification to indicate that the market is 

there and is something special.  This will help the markets to become a point of pride in
the community and to increase their local prominence.  For each of the markets, we 
recommend totem style signage, as this is in keeping with Westminster’s design 
practises.  Such
vary considerably with different materials and designs. 

Road surfaces 
5.6.14 Roadways and pavements should be in good order, providing a safe, accessible market 

as well as enhancing the public realm.  Multi-level surfaces should be avoided where 
possible.   

 In the case of Church Street and Tachbrook S
Streets award. 

5.6.16 Estimated cost of re-surfacing Strutton Ground and Berwick Street, and adding new
power bollards, is in the region of £500,000 - £600,000 each, though specific studies 
would be needed to get a more precise estimate. 

Quality urban realm  
 Westminster’s markets should be public spaces that people spend time in.  They don’t a

need to be parks or expansive, but each market should be at its best so that it is 
attractive to visitors.  Street furniture should be added where appropriate to create 
practical spaces that market customers and local residents will find useful and enjoy 
using.  

 Recommendations for Day to Day Operation 
Many of these recommendation
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 stalls 
 

more 

ffectively plugging gaps wherever 
possible.  And when new licenses are granted, they can be done by a market manager 

ense of where on the market those licenses will be best positioned. 

5.7.3 mber of pitches and adding pitches to the market, the current priority should 
be to fill the pitches that are present consistently and then to consider adding pitches only 

tly 
ere does not seem to be good available space for expanding the market.  

5.7.4 Casual licenses should be issued for only one market (rather than for all Westminster 
 market managers to better plan ahead and to help spread 

5.7.5 r could review market opening times to create efficiencies if needed or 
to lengthen hours if deemed beneficial.  At present, there is no particular need to alter 

 a poor day (for 

uggests they 
don’t feel it would be economically viable for them.  Traders at Strutton Ground 

 particularly like that the market has a shorter trading day so they can 
stomer interviews also did not reflect much interest in the markets 

o 
 

 

5.7.6 
approaches are available, including a trader parking permit, allowing preferential parking. 

5.7.7 

 

Grouping
5.7.2 Stalls should be grouped together when the market is not full – presently this needs to

respect the one in three rule, where no one trader can be selling the same product as 
another if they are within three pitches distance.  Given that traders are licensed for 
individual pitches, it will be more difficult to group traders on slow days.  But with 
day to day management, managers will start to know how many casuals are likely to 
come (and what they will be trading) and can work on e

who has a better s

Adding pitches 
As far as nu

when that is achieved.  Strutton Ground is currently the only market that is consisten
full; however, th
It works well as is.   

Casual licenses 

markets).  This will enable
casuals around to markets that need them more.  It may also help encourage traders to 
take up permanent pitches. 

Opening times 
A market manage

opening times.  There are instances of traders packing up early on
example, at Strutton Ground).  This process should be managed so that traders stay until 
the appointed time unless the market manager closes the market early (due to bad 
weather, etc.).  There was no desire from the traders to stay open later at any of the 
markets; rather there was some negative response to the proposal, which s

mentioned that they
go home earlier.  Cu
being open later, and in many cases residential catchment areas were relatively small, s
evening openings seem an unlikely success.  Some members of the LARP consultation
expressed a desire for later opening hours, but the majority of the evidence suggests
evening openings are not advisable at this time.  

Parking 
Where possible, trader parking arrangements should be sought.  A number of 

Pedestrianisation during market hours 
During market times all vehicles should be excluded and the road turned over to 
pedestrian use.  This may provide some conflict with stores receiving deliveries.  All 
possible alternatives should be sought to keep store front loading off market streets 
during trading hours.



 
 

 
 

44 

Street Market Regeneration Study 
Final Report 

ing arrangements 

 

nated to city farm (example: as happening at Spitalfields). 

 

Waste and recycl
5.7.8 Rubbish services at most markets were reasonably good, but there were some 

complaints by residents.  Rubbish services should be reviewed to see if more frequent
service is needed.  Recycling facilities should be established and encouraged.  Fruit and 
vegetable waste could be do
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6 Individual market recommendations 

6.1 Tachbrook Street 

Future vision for market development 
6.1.2 It is recommended that this market be allowed to largely continue trading with the same 

nature and product mix as at present, with improvements in basic infrastructure and 
signage to help it grow modestly.   

6.1.3 Some local residents and interest groups indicate that they would like to see greater 
measures to invoke more growth rapidly, and this is another possibility.  However, this is 
seen as a high-risk, low-reward option and it is believed that the nature of this market 
should remain local.  Further investment, from a Westminster-wide perspective, is 
unlikely to yield much additional benefit. 

6.1.4 The key element of improvement for Tachbrook Street will be its ability to recognize its 
target customers (in this case, residents, rather than local workers) and to adapt to their 
changing needs.   

6.1.5 This market already has a neighbourhood feel, with largely local customers, and with 
improved public space and broadening of connectivity with public and community 
resources, this market can strengthen its role promoting social inclusion and sense of 
community.   Key areas for improvement follow: 

Infrastructure improvements 
6.1.6 Tachbrook Street is in relatively good condition, though more can be done to improve 

signage, parking, and power.  Suggested infrastructure improvements are summarised in 
Table 6.1. 

 
Table 6.1: Suggested infrastructure improvements – Tachbrook Street  

Item Improvement needed
Layout No change required
Signage Install identity signing for the market at the Warwick 

Way end of the market, using totems or arches. It is 
recommended that the signing says “Tachbrook Street 
Market” 

Power Repair all broken electrical bollards and install new ones 
where necessary

Storage None available but not a significant need at this time
Toilets No change required
Parking Improve parking provision for traders.  This could be 

done by introducing paid parking at the Churton Street 
end of the market, or by introducing parking behind the 
toilet facilities 
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Public realm improvements 
 Consider planting within the market 
 Improve public realm in front of neighbouring residential blocks, encouraging 

lingering in the space.  There may be an issue here with ownership of that space – 
the housing association own some of this land, and it is unclear where 
council/housing association ownership line is.  But both would benefit from 
improving this space.  There may also be an issue with anti-social behaviour, and 
improved lingering in the space must be balanced with efforts to deter anti-social 
behaviour. 

 Provision of benches, cover from the elements 

Market operation 
 Work towards grouping the pitches trading on any one day at the Warwick Way 

end of the Market. 
 Offer an incentive for traders on Church Street to use this market i.e. no licence fee 

for the first three months (the Act should allow for the trader to have a nominated 
staff member attending the pitch). 

 Tachbrook Street could benefit from the introduction of an interface with 
public/community groups/services, enhancing social and community cohesion.   
- Introduce a free community pitch (potentially to be administered by the 

South Westminster Renewal Co-ordinator) for use by local community 
groups. 

 Get the right representative (one of the dedicated market team) to liaise with the 
shops on Tachbrook Street about taking stalls.  There is already interest in this – 
Gastronomica, a local Italian Produce Wholesaler and Retailer, desires to trade in 
the market.  

 Trade 8am-6pm Monday-Saturday 

Proposed promotion plan 
 Regular visiting markets monthly if possible and promote this to the local 

residential community using leaflets, local paper advertising and editorial coverage 
(issue press releases for each event). 

 Decide upon two events each year that are hosted in the market (for example, 
Christmas Fayre including a Santa’s Grotto, invite a local city farm to bring in 
animals for the day, give out mulled wine etc., or a Summer Best of England Food 
Fayre - make links to the catering college and the Pimlico Farmers Market 
demonstrate some simple recipes. Make sure that customers can purchase the 
produce to cook the recipes at home).  

 Annual Budget £5000 

Fit with local feedback 
6.1.7 Proposals for improvement at Tachbrook reflect the concept that positive change for 

markets is a slow process, particularly if the desire is to preserve services for local 
residents that are currently being met.  The recommendations are based on the synthesis 
of all of the information gathered and the broad range of expertise within the project team.  
Local consultation unsurprisingly showed a preference for more investment in and more 
rapid growth and expansion of the market, but it is thought a more gradual approach is 
the best option here.  Like local residents stated, the recommendation here is for the local 
community to remain the focus of this market.  

6.1.8 The recommendation here is to fix the basics and to allow the market to grow modestly.  
The market would be allowed to grow naturally.  It is not envisaged that further 
subsidisation to grow Tachbrook more or faster would produce substantial benefit or 
further progress towards the vision.  
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6.2 Strutton ground 

Future vision for market development 
6.2.2 Already successful, the future for Strutton Ground should continue to be positive, and this 

market requires mainly physical improvements and improved facilities for traders. 
Adaptability and flexibility at Strutton Ground should be around the changing needs and 
tastes of local workers, rather than residents, given their target customer base. 

6.2.3 Another option considered would be to make Strutton Ground Market more of a specialty 
or high-end market, given the high profile of workers around, this might also be 
successful.  However, this would require a more significant upgrading of the 
infrastructure, and does not seem to match the wider interests for the area. 

6.2.4 On the whole, there is little need to augment the nature of this well-attended market, and 
minor alterations are recommended below.  The provision of hot food has been 
considered, but as described in the key findings for Strutton Ground, the competitive 
advantage for this appears firmly with the shops, not on the market.  It is therefore 
recommended to allow this situation to continue. 

6.2.5 Another potential successful market site nearby is in front of Westminster Cathedral.  This 
might be a good location for occasional markets, allowing the stallholders at Strutton 
Ground to also be open.  It is understood that the Council has a 99 year lease on the site, 
from 1977.  Amongst the covenants is one which limits the use of the piazza area to that 
which is in accordance with the Open Space Act 1906.  It appears that commercial 
activity is not allowed on the site, but legal advice should be sought to fully understand 
what limitations exist and whether they can be rescinded. 

Infrastructure improvements 
6.2.6 Significant improvements are needed to give Strutton Ground the modern amenities 

expected at a world-class market (see Table 6.2). 

 
Table 6.2: Suggested infrastructure improvements – Strutton Ground  

Item Improvement needed
Layout No change required
Signage Install identity signing for the market at each end of 

Strutton Ground, using totems or arches. It is 
recommended that the signing says “Strutton Ground 
Market” 

Power Repair all broken electrical bollards and install new 
ones next to pitches that do not have them   

Storage None available but not an urgent priority
Toilets None available but not an urgent priority
Parking Provide parking for traders on Old Pye Street. This 

must be paid for at rates in line with Council earnings 
from the parking meters in place at this time. Traders 
are to pay for parking at the same time as they pay 
their licence fee 
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Public realm 
6.2.7 Many of the infrastructure improvements above will also enhance the public realm offer at 

Strutton Ground.  The public realm here is promising with a few further improvements: 

 Reduce street clutter by grouping bollards and other street furniture 
 Consider provision of (temporary) seating and covered areas, potentially by 

installing matching canopies over the shops on Strutton Ground.  These shops are 
in private ownership, but it is thought that such action to improve the entire street 
would help all the businesses and may be met with approval by local shop owners. 

 Remove the arm barriers to Strutton Ground, as these are currently not functioning 
properly and serve mainly as street clutter. 

 

6.2.8 Most importantly, the road surface at Strutton Ground is in a poor state and in need of 
resurfacing.  The cobbles are uneven and pose a hazard to some customers, 
accessibility constraint to others, and a nuisance to traders.  Re-surfacing should balance 
the priorities for character and safety, and the result could be using cobbles in a more 
wear-resistant way or replacing with an alternative surface for improved practicality and 
safety.  The cost of resurfacing Strutton Ground with a high quality surface and replacing 
power bollards is likely to be in the region of £500,000. 

Day to day operation 
6.2.9 A regular market manager could handle these issues with more flexibility and better than 

the static recommendations here, but improvement strategies are recommended for this 
very busy market: 

 Give the market traders clear rights for loading and unloading their vehicles in 
Strutton Ground and ensure those times are adequate and in line with set up and 
break down times for the market. 

 Reduce pedestrian-vehicle conflict and make the market more appealing by better 
organising set-up time.  It is suggested:  
- Regular traders are to be on their pitch by 09.30 
- Casuals can take available pitches at 10.00 
- All vehicles to be off Strutton Ground by 10.30 
 

Proposed promotion plan 
 Leisure Lunchtime initiatives with street theatre acts such as static mime and 

discount vouchers on shops and stalls offering free or reduced item.  This could be 
a simple 10-20% reduction on purchases. Get the whole street involved and dress 
the street with simple effective items, such as bunting. 

 Leaflet to potential customers at the exit points of the main office buildings. 
 Only do “to hand” local marketing and promotion in the immediate surroundings 
 Annual budget - £5,000 

Fit with local feedback 
6.2.10 The recommendations here match well with local feedback, which was generally positive 

about the current state of the market.  Several customers suggested more high-end 
goods, and although this has not been recommended explicitly, more promotional events 
would likely provide more high-end goods. 
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6.3 Berwick Street and Rupert Street 

Future vision 
Berwick Street 

6.3.2 Berwick Street is in a good location and could be re-invented as a specialist food market, 
signalling regeneration in the area and making the market a desirable destination, as well 
as a local asset. 

6.3.3 Berwick Street market is a good candidate for significant upgrading and re-focussing into 
a high-profile market; it will then be better suited for destination visitors and occasional 
visits for local workers and residents.  The vision in this scenario is for Berwick Street 
Market to be a food market selling fruit and vegetables, fish, nuts, pancakes (all there at 
present) but adding to this other food items such as olives, breads, cold meats, organic 
meats, cakes and pastries, fruit juice, honey and chocolates.   The list is long but the 
theme could encourage a midweek daytime market, similar to Borough Market. This does 
not preclude other items being sold --it just gives the market a focus and a draw for 
visitors.   

6.3.4 This type of market has less of the local resident focus than has been expressed as a 
desire from the local community.  However, as local use is currently low, and the resident 
catchment population is relatively small, broader changes can only help enhance the 
currently declining role of the market as a community centre.  

Rupert Street 

6.3.5 Rupert Street market has declined beyond retaining as a daily market and the current 
trader(s) should be integrated into Berwick Street Market. Rupert Street would be an 
excellent facility reserved for one-off specialist markets that should run once a month – 
perhaps on the first Saturday of each month, with a rotation of farmers’ markets, French 
markets, German Christmas markets, etc.  Particular markets, such as Christmas 
markets, could run for a week or two at a time. 

6.3.6 These recommendations would reflect a change to the current Soho Action Plan proposal 
that Berwick Street should be a local high street for Soho and that the market should be 
more focussed on serving all local residents.  However, a higher end food market may 
serve most customers significantly better than current offer and it would provide the right 
complement to the existing abundance of retail already nearby at Oxford Street.  
Furthermore, of the markets assessed, Berwick Street is the only site with the potential 
for a world-class market in Westminster.   

Infrastructure improvements 
6.3.7 Berwick Street is in need of considerable refurbishment.  The facilities and infrastructure 

are poor and the public space, under a dirty concrete canopy, is unpleasant.  There are 
currently many challenges to trading at Berwick Street, and amidst this setting, the trade 
and once strong image of the market has declined.   

6.3.8 In the wider regeneration of the area, there should be good opportunities to improve the 
amenities offered, which are a likely a barrier to new traders who perceive these 
difficulties not worth the extra effort, compared to other markets with better amenities.  
Such improvement will be important in coordination with recruiting in more specialist high-
end traders.  
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6.3.9 Table 6.3 provides recommended infrastructure improvements. 

 

Table 6.3: Suggested infrastructure improvements – Berwick Street   

Item Improvement needed
Layout Fully investigate the setting out of the market with 

regard to access for emergency services.  Council 
interviews suggest that the layout of the market may 
need to be re-designed in this regard, and such 
considerations should be known before further 
planning 

Signage Install identity signing for the market at the Broadwick 
Street end, using totems (arches are not in keeping 
with Westminster’s design preferences). It is 
recommended that the signing says “Berwick Street 
Market” 

Power Improve electricity provision – introduce bollards and 
take out current system of hanging electrical cords 

Storage Storage facility at 20-23 Peter Street is currently let to 
a trader who sub-lets to other traders.  This should be 
taken back in house to be more effectively 
administered 

Toilets None available – provide information to traders about 
options

Parking Very little available – provide information to traders 
about options 

 

Public realm improvements 
 Improve the conditions under the concrete canopy at Kemp House.  This currently 

creates a dingy, unwelcoming environment.  It is worth considering improvements 
under the canopy (through cleaning, lighting, and other treatments), which would 
still allow the canopy to serve as protection from the elements.  It is also worth 
considering canopy removal. 

 General cleaning, improved lighting (use of natural light and electricity) and 
brightening of the market area 

 Reduce street clutter – consider options for suspending lights from buildings rather 
than lampposts 

 Reconsider the street and walkway paving to allow stalls to be spread over one 
level, rather than two. 

6.3.10 As a reference, needed urban realm improvements at Berwick Street including re-paving, 
new power bollards, and street furniture (but not removing concrete canopy) is estimated 
to cost around £750,000.  It is stressed that such work can vary in cost considerably with 
different materials and designs, and the design team has provided this as a rough 
estimate without the detailed research that would be needed to cost such a task more 
formally. 



 
 

 
 

51 

Street Market Regeneration Study 
Final Report 

Proposed promotion plan 
6.3.11 This plan assumes that Berwick Street will be promoted as a specialist food market. 

Therefore, the first year is preparation for the launch of the “new” market. The 
improvements to the public realm and the new receptacle equipment are crucial to any 
launch and show real commitment to the project.  

6.3.12 Both new traders and the public will be crucial to the success of any initiative.  Therefore, 
any campaign should focus on both groups. In the first instance, traders have to be 
targeted with inviting literature explaining the improvements and the quality of the market 
facilities.  There must be a concise information pack setting out the costs of a pitch, the 
facilities provided and the marketing commitment to support the initiative. 

6.3.13 Target local gourmet shops to become market traders.  Inform all at Borough Market of 
the improvements.  Approach the London Farmers’ Markets to inform their traders and 
ensure that the industry knows that this initiative is due to happen.  Build a database of 
interested traders. This can be done as much as a year in advance of opening, as long as 
regular updates are issued to interested traders. 

6.3.14 An important group to target are traders who can sell hot and ready to consume food to a 
lunchtime audience. 

6.3.15 Building awareness with the local workers and residents does not need more than a six 
month period and should concentrate on editorial coverage (regular press releases) and 
local leafleting. The Council’s Communications Team would help to secure editorial 
coverage at the time of the launch. 

6.3.16 Events for the first week could include food tastings, such as cheese one day, breads 
another etc.  Combining this with live music – jazz or acoustic and dressing the street 
would be helpful.  Such a music link matches with the creative industry identity in the area 
and matches with findings of a recent Creative Industries Study which encourages this 
kind of activity. 

6.3.17 Once established, continual promotion locally will be required and should include 
leafleting and press releases for new traders joining the market.  Editorial coverage will 
be the best way to keep the market promoted. 

6.3.18 Annual budget estimate:  £15,000 

6.3.19 Assuming Rupert Street is used for weekend events, all promotion and marketing should 
be match funded by the event using the space. Therefore, the Council would only need to 
fund roughly half the promotional budget here, although perhaps more in the first years to 
get Rupert Street going.  The lead role in marketing and promoting should be taken by 
the group, operator and/or businesses using the market space. Promotion should focus 
on customer awareness by issuing press releases and local leafleting.  

6.3.20 Annual budget estimate:  £10,000 

Fit with local feedback 
6.3.21 There is currently a plan to make Berwick Street a ‘local high street’ in Soho, and our 

recommendations for Berwick Street Market suggest more of making the market a world-
class market and a London attraction.  This presents some potential conflict with local 
stakeholders wanting to keep the market more focussed on local residents.  However, as 
our customer surveys found very few local residents as customers at the present market, 
and as the local resident base is relatively small, it is our view that significant change for 
the market is needed.  
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6.4 Church Street 

Future vision 
6.4.2 Church Street is in need of substantial improvements to infrastructure, public realm, 

promotion, and day to day management.  These improvements would benefit the market 
significantly and would help develop the market into better fulfilling local needs and 
attracting visitors for a quality atmosphere and unique international offer.  But the basics 
in terms of product mix and character here are good – the market is popular on Saturdays 
and the general identity of the market should be retained. 

Potential for farmers’ market; less so for antiques market 

6.4.3 Overly ambitious plans may undermine the market’s existing uniqueness.  One of the 
longer-term strategies being developed locally is to create an antiques market on the 
Lisson Grove end of Church Street and to link the two with a farmer’s market in between.  
This approach may be impractical.   Discussions with Alfie’s Antiques suggest this is not 
likely to be a popular undertaking with their existing traders.  Experience with antiques 
markets suggests that a different environment is required to attract quality antiques 
traders.  Antiques traders prefer space that is more protected from the elements and has 
level flooring for displaying fragile items.  Other popular antiques, such as furniture, rugs, 
and wall hangings are too large for the space available on the Lisson Grove end of 
Church Street.  A description of a successful antiques market set-up is provided in 
Chapter 7. 

6.4.4 A farmer’s market has potential at Church Street, as there is space for a substantial 
market, for example, on Sundays, and such an expansion could see the market operate 
on Sundays, but closed on Mondays.  There is a successful farmer’s market already on 
Sundays at Marylebone, so this should be considered.  The Marylebone Farmers’ Market 
is on a development site and will need to relocate at some point.  Church Street could 
offer a permanent home.  It might be possible to introduce a small farmer’s market at 
Church Street on Saturdays, but as this is the best day for existing traders, this might be 
not the best day to introduce change.   

Strengthen community role 

6.4.5 As local residents are the main target customers, this market should remain flexible to 
changes in the local resident profile, needs, and market conditions in order to remain 
viable.  For example, local consultation found that residents identify better value clothing 
available elsewhere and that, while some of the more creative clothing is unique, much of 
the clothing offer is not as good as the value at Primark and Marks and Spencer’s.  
Similarly, residents suggested they would prefer the opportunity to buy produce in smaller 
quantities than is presently offered.  Keeping up with local residents’ tastes and 
preferences will help keep the market in step and generally a more desirable destination.  
This could be achieved formally, by having the local management groups conduct 
volunteer focus groups or surveys and then distributing findings to traders.  However, it 
may be informal contact with the local customer base (discussed below) which would 
provide a more meaningful source of feedback. This information dissemination is key role 
of any newly appointed Head Market Manager. 

6.4.6 The significant decline in the quality of relationship among traders themselves and with 
the residents is a difficult issue to tackle, and will require a sensitive long term approach.  
One local resident has suggested a ‘Trader’s Etiquette’  workshop to have older traders 
tell new traders good practise and build relationships, but there is concern that this type 
of idea will be strongly opposed and resented by traders as patronising, and may further 
the divide.   It is recommended that some such opportunities for interaction be 
encouraged, but such activities should be approached very carefully so as to gain full 
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support.  Fun activities in the market, such as a Pancake Raceday, might help everyone 
to smile and laugh and foster good relationships, more than a formal workshop. 

6.4.7 Other opportunities to strengthen community could be developed on the market itself, 
such as providing a community resource stall and providing support for new local 
entrepreneurs. 

Infrastructure improvements 
6.4.8 Church Street is in need of various infrastructure improvements, as indicated in Table 

6.4. 

Table 6.4: Suggested infrastructure improvements – Church Street   

Item Improvement needed
Layout Investigate the possibility of re-positioning the pitches 

so that they face towards the shops at all times and 
that there is sufficient space for pedestrians on all 
days.  Final decision made by market managers 

Signage Install identity signing for the market at each end of 
Church Street, using totems, which are more in 
keeping with Westminster’s design aims than arches. It 
is recommended that the signing says “Church Street 
Market” 

Power Install electric bollards for all pitches
Storage Adequate storage currently available
Toilets Review the quality of the public toilets.  Feedback was 

mixed on the quality of the toilets – some thought they 
are consistently in good condition; others mentioned 
that they are often very unclean.  Toilets should be 
monitored and maintained regularly.  Furthermore, 
toilets do not open early enough for traders coming to 
set up in the morning.  Public toilets should be opened 
one hour before the established trader set-up time 

Parking Allow market traders to park vehicles in Church Street 
on unused pitches for a parking fee.  Identify unused 

parking facilities in the local area and devise a plan to 
use them for traders and customers (fees applied as 

appropriate)

 

Public realm improvements 
6.4.9 Church Street needs significant improvement – both for the market stalls themselves and 

in the street atmosphere to make it an identifiable, distinct space in which people will 
want to linger and spend time.  In addition to the improvements recommended across all 
markets, Church Street should: 

 Pedestrianise Church Street between Edgware Road and Penfold Street during 
market trading hours.  There may be an issue with Tesco being allowed deliveries, 
but a solution should be negotiated here.  If the road is pedestrianised and Tesco 
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is the only one using the road during market hours, there could be significant public 
pressure for Tesco to respect the community’s market and to voluntarily take 
deliveries in the back or at other times. 

 Review rubbish collection and rubbish disposal methods used by traders.  Local 
residents stated that some food stalls create large messes of food waste that spills 
onto the footway and carriageway, creating an untidy and unsafe situation.  In the 
short term, consider more frequent/convenient rubbish pickups.  In the longer term, 
each stall be provided with a bin and collection should be monitored for appropriate 
frequency during the day.  

 Stalls should be coordinated as much as possible to improve their appearance.  It 
is acknowledged that this is a value-based market, and therefore, the standard 
would not need to be as high as specialist markets.  But it is also acknowledged 
that improvement in stall appearance here is needed, particularly with the lowest 
standard of presentation being trading out of suitcases and palettes on the ground, 
and this is not acceptable. 

 Where new stalls are not employed, consider training and encouragement of better 
presentation of goods 

 Renew the pavement and road surface to make Church Street a flat streetscape. 
 Consider adding high quality street furniture and seating 

 

Day to day operation  
 

 Enhance the range of value products to further serve local needs. 
- Further research/surveys can be undertaken 
- See PDT report Transforming Church street Market : From Regulation to 

Commercialisation for more ideas 
 Consider removing the 50p and £1 clothing traders as they cheapen the 

appearance of the market. 
 Introduce a free community pitch administered by the Neighbourhood Office.  Like 

at Tachbrook Street, this could be used by local community services or by 
government programmes to advertise their services – a general outreach and 
connection-based pitch.  One idea might be to use this pitch as a place to hand out 
recipe ideas using fresh produce available at the market – many creative 
approaches can be adopted. 

 Church Street Market has a considerable amount of space that could be used to 
help make the market feel more like a special event.  Encourage regular events 
such as street entertainers and visiting street markets. 

 Make sure conflicting regulations are addressed (see points 2.10.3 and 2.13.1 in 
PDT report Transforming Church street Market : From Regulation to 
Commercialisation) 

 Identify a place for traders to prepare and wash food products in the short term.  In 
the longer term, ensure any trader that needs it has washing facilities in their 
receptacle 

 Stalls should be grouped together when the market is not at full capacity.  Unused 
stall areas could be dual (or triple) use - e.g. parking for stall holders on non busy 
days and after, for example, 9:30 am they can be used for shoppers (as happens 
at Portobello Road - North end during the week).   

 

Proposed promotion plan 
6.4.10 With a large local audience, promotion of this market should focus on the local residential 

population. Also, any event programme should include important diary events for ethnic 
groups served by the market. 
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6.4.11 Marketing and promotion should include: 

 Local leafleting – ensuring that the diverse offer of the market is represented 
 Bus advertising on routes that stop next to the market 
 An events program of local inclusive events 
 Visiting markets up to four times a year 

 
6.4.12 The events programme could include dressing the street for religious festivals and 

important days in ethnic calendars, as well as the British Calendar. During these events 
street theatre and live music acts should be booked to perform. 

6.4.13 Possible events: 

 Pancake Day Race – enter a relay team 
 Celebration of Chinese New Year – Chinese street theatre and a focus on Chinese 

food 
 Africa Day – African drumming and dancing and a focus on African food 
 Spring Festival – celebration of spring, Jazz Music 
 Harvest Festival – related display of art from a local school 
 Eid Festival – celebration with colourful decorations, themed music and food 
 Christmas Market with fancy dress traders’ best one winning one month’s free 

licence fee and turning on Christmas lights. 
 
6.4.14 Targeted promotion at Paddington Basin has been considered, but it is thought not likely 

to be successful.  Paddington Basin is outside the local worker catchment area radius, 
and, furthermore, the walking route is somewhat complicated and unpleasant, including 
crossing under and walking along busy roads. 

6.4.15 Estimated annual budget = £15,000. 

Fit with feedback 
6.4.16 The recommendations here are based on the findings of the entire process.  The 

recommendations match well with the feedback from customers and residents consulted.  
Improvement in market appearance and atmosphere was consistently cited as a key 
priority, and the recommendations here reflect this. 
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7 Good Practice Examples and Case Studies 

7.1.1 This chapter provides a selection of good practise examples, focussed on successful 
market management.  Each market has a unique context and direct comparisons are not 
often easy to find, but these examples provide good ideas which can be customised and 
applied where appropriate in Westminster. 

7.2 Broadway Market, Hackney 
7.2.1 This is a good example of a market started up from scratch by a local organisation to 

create one of the most vital markets in London.  However this is run partly outside the 
London Local Authority Act (LLAA 1990) and there are issues and conflicts between the 
organisers and the Council enforcement team.   

7.2.2 This open street market started in May 2004 with 24 traders and now runs with around 80 
traders taking 100-115 stalls every Saturday.  It is organised by a Committee of 14 
representatives from five local businesses, seven residents and two traders.  The original 
six day a week licensed trading activity in the street had virtually died and the Council had 
sold many of their own local shops.  Local people felt that that independent trading was 
losing out and the idea of a market was pushed.  A committee was set up and shifted the 
emphasis from a Farmers Market to a wider definition of foods along with locally 
produced art and crafts. This approach was less risky and had the advantage of being 
less exclusive and costly for customers. Saturday made the most sense and meant that a 
street closure order was not needed as it was in place.  The market is run on a volunteer 
basis, which brings its own issues.  For example, they have a consensus approach to 
choosing traders and it relies on the goodwill of locals without paying them for their time.  

7.2.3 The main issue of contention revolved around the LLAA and how a separate 
management organisation can run a market of licensed pitches.  The Council agreed a 
six month trial run which was successful.  After this  the Council wanted to take over the 
management, but this was resisted by the residents and a compromise was reached 
whereby the Council remained in charge of enforcement and were paid £9/pitch out of a 
total charge of £15-20/day.  There are several unresolved issues including: 

 The market committee believe the market has a charter, while the Council believe 
it falls under the LLAA. 

 Who is responsible for licensing traders?  Plus the related issue of wishing to have 
companies trading with them who might trade at several markets on the same day.  
This means the owner of the stall (normally the Licensee under the LLAA) cannot 
guarantee being the trader on the day. 

 Whether the £9/day charge to the Council should increase.  LB Hackney argues 
that this is a concessionary rate and needs to increase.  This is fiercely resisted by 
the traders and organising committee. 

 Enforcement of parking restrictions is not possible by the organising committee.  
This causes problems if cars are left in the street overnight. 

7.3 Northcote Road, Wandsworth 
7.3.1 Recent reports by Colin Buchanan and URBED have focussed on capturing the ‘Essence 

of Northcote Road,’ a popular street with a market near Clapham Junction in Southwest 
London.  The market has 26 pitches, all have permanent license holders, though trader 
attendance varies throughout the week. 

7.3.2 Northcote Road was found to be much loved by local residents, and also able to attract 
visitors from farther afield with its specialty goods offer.  The street was found to be 
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particularly sociable, with many groups of residents gathering to talk and to linger in cafes 
lining the street.  Although little in the way of public seating was available, the many cafes 
create a space for people to linger, both during the day and into the evening. 

7.3.3 Northcote Road was also found to be particularly family-friendly, with plenty of families 
and young people.  There seemed very little in the way of conflict between traders and 
local residents, though like many of the markets in this study, key challenges include 
parking, more forward-thinking management,  

7.3.4 Despite the good image and relative success of the market, wider changes in the 
economy – including the increased likelihood of residents to get in a car and shop 
elsewhere – threatens the market.  On weekends, more leisurely shoppers fill the market, 
but on weekdays, the market is much quieter, and there is concern that the market lacks 
the critical mass of stalls to bring in weekday shoppers.  There is also concern that 
increasing rent for the shopfronts on Northcote Road may change the nature of the 
existing cafes and retail, and there needs to be a process to help manage how these 
changes may impact the market.  Given that the existing retail and market offer 
complement each other, significant changes in local retail may well impact the market. 

7.3.5 Suggested improvements include enhancing the number/quality of stalls, and potentially 
closing the market on Mondays to help boost visitor numbers on other days. 

7.4 Friday Fresh Farmers Markets – California, Hawaii and 
Virginia, USA 

7.4.1 Kaiser Permanente, a private health care provider in the US, has encouraged the 
development of small farmers markets near a few of its hospitals.  They are provided as a 
case study here because these markets have a particular community focus – health 
enhancement.  Various elements around the markets’ operation, management, and 
marketing are indicative of this focus.  This demonstrates how markets can be successful 
by achieving one focussed goal, rather than many community goals.  It also describes the 
importance of having a clear community vision for the market to work towards. 

7.4.2 The Friday Fresh markets at Kaiser Permanente vary somewhat from hospital to hospital, 
but the basic premise is similar.  The hospitals value the idea of bringing fresh (generally 
organic) food to the hospital, for patients, staff, and the general community.  The market 
promotion fits in as a way that the hospital can contribute to the long term health of the 
community. 

7.4.3  Stalls at the market feature local farmers with a range of goods, varying with the 
seasons.  Promotions on different weeks include: 

 Providing healthy recipes that can be made with the ingredients at the market 
 Cooking demonstrations with healthy recipe ideas 
 ‘Mr. Carrot’ mascot character used to generate enthusiasm for the market 
 Plant growing contests 
 One market includes a stress relief tent offering massages 

7.4.4 With a specific, targeted goal to improve health, these markets have been able to tailor 
their activities to reach their goals.  It should be noted that other elements are not 
targeted, such as local employment, tourism, minority employment, social cohesion.  Not 
every market can work toward all of the possible social benefits.  These markets have 
chosen their vision, tailored the activities accordingly, and are successfully working 
towards their goals. 
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7.5 Greenwich Covered Market – launching the Thursday 
Antiques Market 

 
7.5.1 Greenwich Covered Market is in South East London and is at the centre of an urban 

village. The market is located at the very centre of the area, with the Cutty Sark and 
Observatory within short walking distance.  The main market runs during the weekend 
with little activity taking place during Monday to Friday. 

7.5.2 A midweek antiques market has competition from many other locations that sell antiques, 
including the following markets:  

 Goldbourne Road in West London 
 The Angel in Islington, North London 
 Alfies in Church Street, Edgware 
 Bermondsey, SE1 

7.5.3 In choosing which day to open the Antiques Market, research was undertaken to map the 
days when other competing antique markets were operating, and Thursday was then 
strategically chosen as the best day for Greenwich Antiques Market.   

7.5.4 The next issue was attracting traders. This involved a campaign of leafleting competing 
antiques markets and making sure that all the antiques shops in the surrounding areas 
were told of this initiative. Adverts were also placed in two specialist magazines.  

7.5.5 Rent was initially charged at the minimal level of £5 for the day. 

7.5.6 Traders were also assured that they would have good facilities, for example: 

 Ample space to trade 
 Vehicular access for setting up and taking down next to the market stall 
 Electric power within the pitch fee 
 Stalls set up for them by the market management 
 A fully covered market area 

7.5.7 New traders were also assured that the market would be well promoted, including 
mentions in local newspapers, Time Out, the Evening Standard, specialist antiques 
publications and promotional leaflets being given to the visiting public on the 
Saturday/Sunday Market operation.  

7.5.8 The Thursday Antique Market opened in 1998 with 15 traders and is still going today with 
an average annual attendance of 60 traders that pay £10 for the day. 

7.5.9 A Wednesday Food Market for producers and food to eat on site has been launched on 
the back of the now successful Thursday Antiques Market. 

7.5.10 The Market Management, Urban Space Management, cite the ability for traders to drive 
directly to their stall, having the stalls set up for the traders and the fact that the market is 
covered as crucial elements to the success of the this market. 

7.6 Reading Terminal Market, Philadelphia, USA 
7.6.1 Reading Terminal Market in Philadelphia, USA is at the heart of a very large urban area 

and has a popular following all week long.  Since 1892, the market has provided food and 
other goods, though the market has evolved to remain a popular spot for residents and 
tourists alike.  The market has 100% occupancy and currently contains 80 vendors. 
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7.6.2 The Market contains largely food items, including both prepared and farm-fresh goods.  
Farmers from the nearby Amish community sell prepared baked goods and farm items, 
providing a unique draw for the market.   

7.6.3 In 1992 the City Council created a not-for-profit entity to manage the market; this 
company now operates with six staff and a Board of Directors made up of community and 
private sector leaders. 

7.6.4 The mission statement of the market stresses the importance of the role of the market in 
the community, providing a focussed set of goals to which programming and investment 
can be tailored and against which performance can be measured.3 

 To preserve the architectural and historical character, and function, of the Reading 
Terminal Market as an urban farmers’ market.  

 To provide a wide variety of produce, meat, fish, bakery and dairy products, and 
other raw and prepared food, brought to a public market in the center of the city by 
farmers, growers, producers and chefs;  

 To maintain an environment that recognizes and celebrates the diversity of our 
citizens and fosters their interaction;  

 To strengthen the historic link and mutual dependency of our rural and urban 
communities; and,  

 To achieve this, while preserving the financial viability and achieving self-
sufficiency for the Market.  

7.6.5 The operating policy and guidelines of the market are as follows: 

 In filling vacancies which may arise in the Market, general preference shall be 
given to growers and purveyors of local and regional produce.  

 Businesses in the Market which offer food intended primarily or exclusively for 
consumption within the Market shall be limited to no more than the greater of one-
third of the total businesses in the Market, or one-third of the total leasable area of 
the Market.  

 All leases shall reserve to the Corporation the right to approve changes in the 
product lines of merchants in the Market.  

 Leases shall require the owners to be actively involved in the management and 
operation of their businesses within the Market.  

 Rental rates and rental differentials for merchants within the Market shall be 
established so as to facilitate the achievement of the above policies, while at the 
same time maintaining the self-sufficiency and financial viability of the Market.  

 Leases shall grant the Corporation approval rights over all plans and activities 
which result in changes to the facades and fixtures of stalls, even if these are paid 
for entirely by the merchants themselves. Corporation review and approval of such 
plans and activities shall be consistent with the “Declaration of Covenants and 
Restrictions for Reading Terminal” which comprises Exhibit “P” of the City/PCCA 
Lease and Service Agreement.  

7.6.6 These same operating policies may not be possible in Westminster, but the ideas can 
provide good lessons for the future Markets Team.  Reading Terminal Market has a focus 
on being economically viable, providing quality food items to the area, celebrating local 
diversity, and preserving the historic character of the market.  This target is limited 
enough to be achievable, and has resulted in an extremely popular market. 

7.6.7 Lessons about the limiting of prepared food to be consumed on the market suggest the 
importance of considering the impacts of ‘fast food’ – a concern also echoed at 
Tachbrook Street. 

3 From www.readingterminalmarket.org 
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8 Conclusions 

8.1.1 The markets studied in this research are all in need of improvement in terms of 
infrastructure, public realm, and entrepreneurial management.  In sum, three of the 
markets, Tachbrook Street, Berwick Street and Rupert Street have suffered significant 
decline and are in a relatively poor state of market health.  Church Street, while also 
suffering decline on weekdays, still maintains a bustling market on Saturdays.  Strutton 
Ground is in a good overall state of market health.  All of the markets, however, have 
seen little in the way of investment and entrepreneurial management in recent years, and 
would benefit from strategic investment. 

8.1.2 Much of the current market deficiencies are a result of difficulties managing markets 
under The Westminster Act.  Changing the Act was found to be prohibitively difficult, but 
a number of strategies have been identified for improving entrepreneurial management 
under the Act.  

8.1.3 Key recommendations are made to establish the right foundations for market 
development: 

 Westminster City Council should clarify its strategic priorities for markets, in order 
to justify targeted market investment and subsidisation.      

 
 A new Markets Team should be created within the Council to coordinate all of the 

other teams and groups that play into the success of the markets.  This Team 
should be lead by a Head Market Manager and would include the current 
inspectors, with a new enhanced role.  The Team would look at market 
management holistically and entrepreneurially.   

 
 The Markets Team should oversee data collection and assessment procedures to 

assess market strengths, weaknesses, and performance against targets.  This will 
assist in planning areas for improvement.  

 
8.1.4 Once proper priorities, investment levels, management, and monitoring are established, 

improvement should be led by the Markets Team, based on their day-today experience at 
the markets.  Key recommendations for consideration by the Team include:   

 As much as possible, traders should be grouped together when the market is full – 
strategic positioning of casual traders can help with this.  

 
 Casual licenses should be issued for one market only.   

 
 The Markets Team should take stock of facilities available at each market, make 

improvements where needed, and provide information to traders and potential 
traders about relevant facilities.   

 
 Consistent receptacles are needed across each market.  A tubular style stall is 

proposed.  This could be set up and removed each day by a private contractor 
arranged by the Council.  These stalls can then be leased as part of the licensing 
fee.  Special arrangements should be made for towable trailers for butchers, 
fishmongers and others that may need these facilities for hygienic operation. 

 
 Public realm improvements should be considered across all markets.  Each market 

should be a pleasant and enjoyable space, and most of the markets are currently 
thought to be undesirable by customers and residents. 
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 Infrastructure improvements should be made to improve safety, accessibility and 
functionality.  Market streets should be safe for those that are mobility impaired, as 
well as those with pushchairs.  Badly worn or otherwise unsafe surfaces should be 
replaced.  Electricity should be supplied and use encouraged on the markets to 
brighten the atmosphere.   

 
8.1.5 The Markets Team should also consider the future vision and development of each 

market.  Assessment here posits expert input on a wide range of market health factors: 

Tachbrook Street 
 It is recommended that Tachbrook Street continues trading with the same 

character/offer as at present, but with improvements in infrastructure and local 
marketing to help it grow modestly.  The emphasis here would be on growing the 
local community connection.  Action to ‘grow’ the market significantly is not 
recommended at this time.   

 Tachbrook Street is in good condition, but could use public realm improvements 
and signage to designate the market.  The market is spacious; improvements to 
encourage people to linger would improve the community use and feel. 

 Marketing efforts should be focussed locally, including adding a free community 
pitch. 

 Connections with other markets could bring in more new traders on a rotating 
basis. 

 One-off events, such as holiday markets and other special events would help liven 
up the market 

Strutton Ground 
 Strutton Ground is currently a successful market with a targeted audience of 

workers at lunchtime.  The current character and offer should be maintained. 
 Road infrastructure needs improvement and there is no signage designating the 

market. 
 The cobbled street surface at Strutton Ground is in poor condition and presents a 

safety and accessibility issue.  The street should be re-surfaced and the damaged 
electricity bollards should be replaced. 

 There is not space for much in the way of public realm improvements, but more 
uniform receptacles would make the space more attractive, and signage is needed 
to direct passers-by towards the market from Victoria Street. 

 Day to day management is needed at this busy market to assist with setting up and 
taking down and getting the market ready to go during trading hours. 

 

Berwick Street  
 Berwick Street is Westminster’s best chance at establishing a world-class market, 

particularly as a high end specialist food market.   
 Berwick Street is in need of upgraded infrastructure and public realm.  Market stalls 

are currently on uneven surfaces (part on the kerb, part in the street), and this 
should be fixed, in conjunction with emergency services regulations, to be sure the 
street is fully compliant for emergency access.  A dark, dirty concrete canopy over 
part of the street creates an unwelcoming atmosphere.  This canopy should be 
removed or improved with cleaning, lighting, and painting. 

 Facilities at Berwick Street are extremely limited.  Traders have difficulty with 
parking, storage, washing facilities, and toilets.  Where possible, these facilities 
should be improved and information packets should inform traders/potential traders 
of the local resources they may need. 



 
 

 
 

62 

Street Market Regeneration Study 
Final Report 

 The re-launch of the market should include signage and public realm improvement 
to help bring in visitors from Oxford Street and Shaftsbury Avenue.  The re-launch 
should have a sufficient marketing budget to bring in new visitors. 

Rupert Street 
 Rupert Street is in generally good condition and is well located for tourists on 

Shaftsbury Avenue.  However, with only one or two traders, this market should be 
converted for occasional use by specialist markets, with a programme of rotating 
themed markets.  The existing trader/s should be relocated to Berwick Street. 

Church Street 
 Church Street Market has seen decline during the week, though on a Saturday in 

good weather, most pitches are full and the market creates a successful buzz.   
 It is recommended that this market be allowed to trade largely with the same 

character as at present, though the introduction of a farmer’s market on the 
weekend is recommended.  For logistical reasons, the idea of an antiques market 
would not likely be successful. 

 Church Street already has active local management working through some of the 
market issues, and this arrangement should continue to grow. 

 The role of the market in the community should be enhanced through creative 
marketing and promotional activities.  This market also has the opportunity to be 
promoted more widely across London for its unique offer of international goods. 

 Public realm improvements are important to enhance the role of the market in the 
community.   

 Uniform stalls would be a key improvement here – many traders trade out of 
suitcases on the ground or other untidy arrangements.  Many traders and residents 
complain about this eyesore. 

 Expanded trade at the weekend is a possibility, changing the days of trade to 
Tuesday-Sunday. 
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9 Suggestions for further research 

9.1.1 For future improvements to the markets in this assessment, further research is 
recommended in a number of areas, ideally after a market manager is in place to oversee 
the process. 

9.2 Detailed market layout plans 
9.2.1 A more detailed consultation exercise, led by market managers once they have become 

knowledgeable about the day-to-day operations of each market, could outline more 
improvements to the layout to better suit the overall vision and day-to-day management 
of the markets.  These plans will best be done when the possibilities of wider investment 
in infrastructure/urban development are understood, and they can be made within the 
budgets that are reasonably available. 

9.3 Detailed marketing plans 
9.3.1 The Council should use their internal or external marketing and PR expertise to take a 

closer look at the communications strategy, again, once the future vision and approach is 
solidified for each market.  Basic ideas are set out here, but a more detailed 
communications strategy should be outlined once the future direction for the markets is 
clear. 

9.4 Pan-London best practice 
9.4.1 Westminster should work with other London Boroughs, including through Cross River 

Partnership and Central London Forward to encourage London Councils to set up an 
initiative to support enforcement officers and promote good practice in street trading.  
This could include information gathering, an event, a report and possibly training 
programmes at several levels.  It will be vital to make this a continuing project, rather than 
just a one off piece of work. 

9.4.2 Especially given that Westminster’s Markets Team may become a leading example, this 
would be a great opportunity for Westminster to showcase its progress, as well as learn 
from others and strengthen the market offer across London. 

9.4.3 In addition, London Councils might look into the whole question of the LLAA and see 
what activity can be taken within the act to make the most of London's street markets. 
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	1.1.1 Colin Buchanan (CB) has been commissioned by Westminster City Council to undertake this study on five street markets in the borough.  Mark Freeman, of Freeman Consultancy, Ltd., and John Burton of Urban Space Management, Ltd., have joined CB on this project team.
	1.1.2 The following markets have been examined:
	1.1.3 Amidst decline at many street markets (other than specialty markets), this assessment is aimed at understanding the role of the five markets for their customers and in their communities and to develop findings and recommendations about strengths, weaknesses and areas of improvement for regenerating these markets.  The markets are different in content and context, and, therefore, each is carefully considered. 
	1.1.4 The assessment process contained two stages.  Stage 1 included a broad array of research and evaluation techniques to document the nature of the markets, their characteristics, contexts, catchment areas, local demographics, policy background, and key stakeholders.  Key findings were drawn out of extensive interviews, surveys, consultation with stakeholders and experts, as well as desk based research.  Initial recommendations were established.
	1.1.5 In Stage 2, further consultation was held allowing feedback on the Stage 1 findings and initial recommendations.  This consultation was undertaken in focus groups: three with the relevant Local Area Renewal Partnerships (LARPs) and one with Council officers.  This Final Report presents refined recommendations in light of the consultation feedback, and also more fully develops the findings into more comprehensive, actionable points.  
	1.1.6 The remainder of this report contains the following chapters:
	1.1.7 Appendices are also available under separate cover:

	2 Methodology 
	2.1.1 A summary of the methodology for the research process is provided below.  A range of methods were undertaken, mostly in the Stage 1of the research.  
	2.2 Background reading
	2.2.1 A background literature review was performed, including research on impacts of street markets in the UK and around the world.  Further research about Westminster’s markets, policy and planning frameworks, as well as documents by local interest groups, was also reviewed.

	2.3 Economic baseline
	2.3.1 Various factors were considered in order to understand the neighbourhood’s resident population and daytime employed population, forming a description of the catchment area related to the market’s activities.
	2.3.2 The immediate catchment areas are defined in terms of residents and workers.  
	2.3.3 For residents, the catchment area is defined by a radius 800 metres around the market, the estimated distance covered in a ten minute walk.  A map of this area is provided for each market.  Using this radius, ‘best fit’ Lower Layer Super Output Areas (LSOAs) have been identified for data collection for each catchment area.  LSOAs are Census boundaries that divide the UK into areas containing, on average, 1500 residents each.  
	2.3.4 At this very local level of geography, some indicators are only available from the 2001 Census, and other indicators are not available at all.  Where needed, the catchment area is boosted up to ‘best fit’ Middle Layer Super Output Areas (MSOAs) for data availability reasons.  MSOAs are groups of LSOAs, and they have an average population of 7200.
	2.3.5 For workers, the catchment area is considered to be a five minute walk to the market, indicated by a 400 metre radius around the market.  As with the residential analysis, best-fit LSOAs and MSOAs have been identified for data collection.  
	2.3.6 Factors assessed to illustrate the economic profile of the catchment area include:

	2.4 Trader consultation
	2.4.1 Traders were consulted by an experienced market consultant.  These informal consultations were repeated across all of the markets in order to garner as much input as possible.  At Church Street, extensive consultation has already been undertaken and Church Street Neighbourhood Management Group did not feel that the traders would respond favourably to further consultation.  Instead, ten traders were identified by Church Street Neighbourhood Management Group and interviewed with a member of the Group present.  The interview guide used for the trader consultation is provided in Appendix 4.

	2.5 Customer/potential customer surveys
	2.5.1 Customer surveys were undertaken at each of the markets, on at least one weekday and a Saturday (for each market except Strutton Ground), by an experienced survey professional. Potential customers (those walking past on Victoria Street) were surveyed for Strutton Ground only.  Additional surveys were undertaken here because there is such a significant passing trade very near the market on Victoria Street, so these surveys would indicate what improvements might bring more of these potential customers into the market.  Both surveys used are provided in Appendix 3.

	2.6 Stakeholder consultation
	2.6.1 Recommended council members were consulted, as advised by the project team.  Further stakeholders, from the relevant LARPs, community groups, and other retailers were also consulted to inform the research.

	2.7 Environmental assessment
	2.7.1 An environmental assessment was undertaken at each market by experts in four areas:
	2.7.2 The four experts conducted all visits together in order to discuss issues across disciplines and build off of each other’s observations and findings.  Written assessments by each expert were then collated into this report.
	2.7.3 Key issues assessed by topic area included:

	2.8 Consultation
	2.8.1 The initial findings and recommendations were presented to local residents and stakeholders, as well as council staff, for feedback.  The approach to these consultation exercises and the findings are provided in Appendix 1.


	3 Assessment of City of Westminster Act
	3.1 Introduction: the Westminster Act 1999 and impact on street trading
	3.1.1 Street trading in London is governed by the London Local Authority Act (LLAA 1990 and ammendments).  Feeling that the LLAA did not cover its particular circumstances, Westminster City Council set up and adopted a separate act for street trading.  The Westminster Act went through the Parliamentary process and was adopted in 1999.  While the Westminster Act governs street trading within Westminster, legally both Acts sit side by side and can be used in tandem.  The Westminster Act ignores planning legislation and while there is some question about the need for planning permission for certain types of fixed stalls, this does not form part of this section.  
	3.1.2 The Westminster Act sets up a legislative structure for street trading.  Many of the shortcomings identified in the market and stall activity in this report can be linked directly back to shortcomings in the Act.  Thus, Westminster's ability to take action and follow what seems to be the common sense management route from the outside is severely constrained by the Act.   In fact both Acts effectively work against London Boroughs being able to manage their markets in a simple and sensible manner as they were not framed with management in mind.  It is the integration of the Act with the licence conditions, enforcement regime and market management approach that all add up to the poor impact that market activity has in Westminster.  The demise of Berwick Street Market or the conversion of individual stalls in Oxford Street to selling tourist goods are both examples of the types of problem thrown up by this interaction.  

	3.2 Background points:
	3.2.1 There are a number of key points that need to be made about the Westminster Act 1999:

	3.3 Anomolies
	3.3.1 The operation of the Act over almost the last ten years has thrown up a number of anomolies.  The main ones identified by Council officers include:


	4 Market Assessment
	4.1.1 To begin the market assessment, the research team has identified an ‘Ideal Market Checklist’ of characteristics that one would expect to find in 21st century street markets.  This serves as starting criteria against which Westminster’s street markets can be evaluated.
	4.2 Ideal Market Checklist
	4.3 Market-by-market assessment 
	4.3.2 To put the study in context, a map of the markets involved is presented in Figure 4.1.
	4.3.3 It is worth noting that all of the markets studied are in areas that will be undergoing significant redevelopment/intensification:
	4.3.4 In sum, all of the markets assessed fall short of most of the criteria set out in the ideal markets checklist.  Most of the markets are under-performing significantly; only Strutton Ground is a healthy market, although it, too, could be improved in line with the ideal markets criteria.
	4.3.5 Each market is considered in detail below.
	4.3.6 This section provides a brief overview of the baseline assessment completed for Tachbrook Street in Stage 1.  The full baseline assessment is provided in Appendix 5.
	4.3.7 Tachbrook Street Market, located near Victoria Station, just off Vauxhall Bridge Road, is a relatively small market in a largely residential neighbourhood.  The market is just around the corner from significant retail facilities, including several national multiples.  Tachbrook Street contains 21 pitches, and there are currently 19 permanent licenses issued, though several traders are licensed for multiple pitches and occupancy varies throughout the week.   Table 4.1 shows the number of permanent licenses per day of the week.
	4.3.8 On site visits, between four and six stallholders were present at any one time, though many of these stall holders covered several pitches.
	4.3.9 The market sells largely value-based items (discount household goods, linens, and fashions), as well as quality fish and produce.
	4.3.10 Tachbrook Street is located in the Warwick Way/Tachbrook Street District Centre, which had a recent Shopping Area Health Check in 2007 (NLP 2007b).
	4.3.11 While easily accessible by Pimlico and Victoria Underground Stations, and several bus routes run nearby, the market is not easily visible from the main thoroughfare (Victoria Bridge Road), making awareness and passing trade less than could otherwise be expected.
	4.3.12 Figure 4.2 shows Tachbrook Street Market in red, ringed in blue by a 400 metre employee catchment radius, and in red by an 800 metre residential catchment area radius.  Strutton Ground Market is also indicated in red for reference.
	4.3.13 In terms of economic baseline, the local residential catchment contains largely middle-income groups, as defined by the Indices of Deprivation, though there are also pockets of affluence and deprivation nearby.  Local residents are more highly qualified than the London average, though are slightly less ethnically diverse than the rest of London – both of these factors may influence the retail offer of a local market.  Tachbrook Street has a considerable number of employees within walking distance (over 14,000), though the location and the offer of the market lend themselves more to residents than to lunchtime office workers.  For full figures and more on the economic baseline, please see Appendix 5.
	4.3.14 Five traders in Tachbrook agreed to be interviewed, and those traders believed that a majority of their trade is with local residents and that they are largely looking for value items.  Several traders explained that they only come on one or a few days per week, and that their customers know their schedule and come especially to see them.  They stated that there’s no point in them trading at that location more frequently; they trade at other markets in London and elsewhere during the week.  Three of the five traders are from outside London.  Most of the traders said that they liked trading at Tachbrook because it is clean, trouble-free, and an open environment, and that there is a good relationship with the local community.
	4.3.15 Trader views on safety contrasted with issues identified in the community workshop, where concern about anti-social behaviour came up top on the list of market improvements desired (although this comment was made under the heading ‘market improvements desired,’ this comment may have been somewhat about antisocial behaviour in the wider area, not just the market) .  However, this seems an unrepresentative view of the market itself, and seems more a reflection of a high proportion of police officers at the workshop.
	4.3.16 Customer surveys at Tachbrook suggested that minority populations are under-represented compared to the local residential population. A majority of shoppers live locally, and 90%of customers visit once per week or more often.  About 45% of shoppers use the market because it is convenient, while 35% thought it is good value.  Nearly 25% enjoy the atmosphere.  Produce and fish were the most commonly purchased items, with 85% and 65% of those surveyed purchasing these items, respectively.
	4.3.17 Urban design and traffic assessments found that the market was generally in good order, though there were some issues with the space, namely that is was not identifiable and that the public realm was lacking.  In particular:
	4.3.18 Tachbrook Market appears to be a good complement to the retail in the area, around Tachbrook Street/Warwick Way.  The area has a significant number of multiples, including a Tesco and Sainsbury’s supermarket nearby and various smaller retail outlets.  Although the catchment area is of mixed affluence, retail studies indicate that more affluent residents tend to shop elsewhere; Tachbrook/Warwick attracts many of the local area’s middle and lower income groups.  There seem to be few alternative value clothing and houseware shops nearby; the market seems to provide a needed service, and a complement to local retail, in this way.
	4.3.19 The location, customer base, and product offering appear to work well together, and the market appears to fulfil a good service to its customers in a pleasant atmosphere, albeit a small operation in scale.  In particular, the value-oriented goods are thought to be a needed resource for those on lower incomes in the immediate area. 
	4.3.20 In terms of market purpose, this is not a specialist market, and it is currently a small generalist market – many of this type market struggle.  Its future, if left alone, is likely to continue to be decline.  
	4.3.21 This section provides a brief overview of the baseline assessment completed for Strutton Ground in Stage 1.  The full baseline assessment is provided in Appendix 6.
	4.3.22 Strutton Ground Market is only about 750 metres from Tachbrook Street Market, but its purpose and setting are considerably different.  Strutton Ground is only a short walk for 44,000 employees in and around Victoria Street (Figure 4.3), and trade is centred on lunchtime – the market is open 8-2:30, Monday-Friday.   The market has 23 pitches, 24 permanent licenses are issued, and in good weather, the market is generally full by lunchtime.  Table 4.2 shows permanent licenses by day of the week.
	4.3.23 The market sells a variety of goods including produce, fashion, flowers and small electrics.  Goods seem largely targeted for office workers, both in terms of the type of goods presented (business appropriate coats and shoes) and the quantities (produce is sold individually rather than by the bowlful as at other markets).  Goods are generally discount items, competing on price rather than quality.  The street itself has evolved a specific function of providing lunch offers to local workers, and the market provides a good complement to this function.  The competitive advantage for hot/prepared food appears to sit firmly with the shops in Strutton Ground (the shops are able to offer prepared food at very competitive prices), while complementary items are available on the market. The image of the market is fairly well defined.  In sum, the market is successful. 
	4.3.24 Strutton Ground has about 16,000 residents in its catchment area (about half as many as at Tachbrook Street Market), although a significant amount of the catchment area overlaps, and the constituent demographic is largely the same.  However, the role of local residents seems significantly less than with Tachbrook Street.  Strutton Ground caters to local employees and there much less of a community role here.
	4.3.25 The traders at Strutton Ground are mostly residents of Greater London, though only one lives locally in Pimlico, and this trader is a casual.  Many of the traders have been trading at the market for many years – between five and 30.  Traders mentioned that they like the trading hours at Strutton Ground because the afternoon close means they get home earlier.  Traders suggested the following improvements:
	4.3.26 Customer surveys indicated that 80% of customers visit the market once a week or more, and convenience was by far the most common reason for visiting at the market.  Produce was by far the most common item purchased (80% of customers surveyed purchase produce). Customers and other locals suggested that the market could be improved with a broader and more high-end product offering – high end foods were mentioned specifically.  
	4.3.27 Urban design and traffic assessments found various minor issues:
	4.3.28 The economic fit of Strutton Ground with the area appears to be good – there is little in the way of retail competition in the immediate vicinity and the significant retail offer nearby, closer to Victoria Station on Victoria Street and Cardinal Place is a much higher end offer.  The market fills an apparent gap in the market for less expensive goods.
	4.3.29 This section provides a brief overview of the baseline assessment completed for Rupert and Berwick Street Markets in Stage 1.  The full baseline assessment is provided in Appendix 7.
	4.3.30 Located in the heart of Soho, Berwick and Rupert Street Markets are considered together in this assessment as they are less than 100 metres apart.  
	4.3.31 Berwick Street Market, which was first officially recognised as a street market in 1892, currently contains 39 pitches and 24 permanent licenses are issued.  Table 4.3 shows permanent licenses issued by day of the week.  A variety of goods is on offer, mainly produce, but also fish, flowers and fashion.  The general feeling among traders, as well as the survey results, suggests that few local residents use the market and that it is losing its prominence in the community as trade declines.  
	4.3.32 Rupert Street contains 31 pitches, but only 2 permanent licenses are issued.  The market is only occupied by these one or two traders selling jewellery or fashion.
	4.3.33 The markets’ residential catchment area includes a diverse cross-section of the theatre district, including portions of Chinatown, St. James, Marylebone, Tottenham Court Road and Covent Garden (as shown in Figure 4.4).  The employee catchment area contains the bulk of Soho’s creative industries.
	4.3.34 The area is already planning for significant regeneration, with community input as part of the Soho Action Plan.  The plan envisions the development of Berwick Street as a local high street, with key targets to reduce crime and anti-social behaviour, to regenerate the market, and to improve the public realm.
	4.3.35 For the market specifically, community members have expressed the desire that the market become a food-based market which serves all local residents and becomes a regular destination for local workers and visitors to Soho.
	4.3.36 Of the markets assessed, Berwick and Rupert Streets have the fewest number of residents in their catchment areas – just over 10,000.  The demographics of local residents are disproportionately young adults – one in three residents is aged 26-40.  Pensioners and children are under-represented compared to London as a whole, and qualifications among residents are considerably higher than the rest of London average, while economic activity levels are on a par with London.  The area has an average share of minority residents compared to all of London, though Chinese residents are a high 6% of the catchment area, reflecting Chinatown’s close proximity.
	4.3.37 Berwick and Rupert Street are within walking distance of just under 40,000 workers, many of whom are in Soho’s creative industries.  The market is also within walking distance of significant passing pedestrians (many likely to be tourists) on Shaftsbury Avenue to the south and Oxford Street to the north.
	4.3.38 Most of the traders interviewed had been at the market for ten years or more.    The newest trader had been at the market for four years.  The traders described how they have formed links with local businesses over the years to access electricity, storage, parking and other resources.  The market has very little in the way of trader resources.  There is a council-owned storage facility, but it is leased out on a private basis.  These links present a significant barrier to entry for new traders, and reflect the difficulty in bringing new traders in.
	4.3.39 The traders noted that there are very few tourists at the market and several also noted that they don’t think the market plays a part in the local community anymore.  Key improvements requested by traders:
	4.3.40 Customer surveys here found that most customers worked in the area or were visiting the area for work.  Very few respondents lived locally.  Few respondents indicated that they come specifically for the market; most came as they were passing through on their way to/from work.  Around 30% of respondents came because the location was convenient.  Less than 20% indicated coming to the market for any other reason (sells what I want, enjoy the atmosphere, good value).  The most commonly purchased item was produce (nearly 70%) though meat, fish, and prepared food were also common.  Customers consistently mentioned that the offer needed improving with a wider variety of goods and more high end/organic goods.
	4.3.41 Design and traffic assessments at Berwick Street found a variety of issues.  The public realm at the market is dominated by a gloomy overhanging cement canopy, with a dirty underside covering the walkway.  Half of the street is dark and dingy.  Also, there is significant clutter of signposts and lampposts that fill the small remaining open space.  The street is generally untidy and has an unpleasant feel not conducive to lingering.  On the traffic side, the stalls are currently on uneven surfaces (half on the road, half on the kerb), causing difficulty for traders.  Signs ban motor vehicles from 8:30 am to 9 pm Monday – Saturday, but interviews with traders suggest this is not always observed. Electricity is provided by private arrangement through overhead cables to shops, providing an untidy and dangerous situation.
	4.3.42 Rupert Street’s infrastructure was considerably better and generally in good repair.  Power bollards appeared in good condition, and the cobbled surface was in relatively good shape, though it does present the accessibility challenges inherent to cobbled surfaces. 
	4.3.43 The economic fit of Berwick Street Market is difficult to discern.  There is a major grocery store on Berwick Street providing significant competition to many of the traders.  Additionally, although the area’s working catchment population seems a much more promising targeted customer group than the relatively small residential catchment population, the market’s items are not really targeted at lunchtime breaks by employees (as Strutton Ground is).  Additionally, this market seems less of a fit with the local community, given the significant population of young adults with above average incomes.  This lack of fit with the local community was substantiated by the customer surveys, where residential postcode given by shoppers showed very few shoppers lived locally.
	4.3.44 This section provides a brief overview of the baseline assessment completed for Church Street Market in Stage 1.  The full baseline assessment is provided in Appendix 8.
	4.3.45 Located in North Westminster, west of Marylebone station and northeast of Edgware Road station, Church Street Market is the borough’s largest.  Church Street is in an ethnically and socially mixed community, and the market provides food items, fashion and housewares, and many items cater for an international community.  This is a large market, with up to 220 pitches available and 292 permanent licenses issued.  On Saturdays in good weather, virtually all the pitches are in use.  Less than half are occupied during the week.  Permanent licenses by day of the week are shown in Table 4.4.
	4.3.46 Unlike the other markets in this assessment, the Church Street Neighbourhood Management Group, a local organisation, has developed key strategies around the market’s strengths and weaknesses and needs for improvement.  One strategy mentioned both by the management group and by the Council’s Market Position Paper is the expansion of antiques stalls on the eastern side of the street, connected to Alfie’s Antiques Market.   Another idea has been to open the market on fewer days during the week (currently open Monday – Saturday) in order to make it more special and, hopefully, full, on those days.
	4.3.47 Church street’s residential catchment area (Figure 4.5) contains considerable diversity.  The immediate area around the market contains some of Westminster’s most deprived areas, but the edges of the catchment area include the affluent areas of Maida Vale, Marylebone, and Regent’s Park.  The residential catchment area contains 33% minorities, more diverse than the London average at 29%.  Relatively few employees work within walking distance of the market – just over 7,000.  
	4.3.48 The market appears to provide a strong focus for the neighbouring community, which has relatively high levels of deprivation.  Up to 90% of trade here is with local residents; the market provides a needed source of value goods – particularly produce at lower prices than supermarkets – and is seen as a community asset in that way.  However, local residents also mentioned that the market is less unique in its value provision in relation to other goods, such as fashion, mentioning that stores like Primark are now cheaper than the market and offer better choice.
	4.3.49 Most of the traders interviewed at the market have been there for more than five years, and most (80%) are London residents.  Traders indicate that a majority of their trade comes from local residents and all of the traders interviewed felt that the market plays a significant role in the community – providing convenience and value and also serving as the core of the community.  This sentiment was echoed in resident consultation, although a decline in the good relationship between traders and residents was also mentioned.  Traders listed a number of market improvements they would like to see:
	4.3.50 Local residents described a gradual decline in the relationship between local residents and traders.  Long standing residents indicate that in years past, residents and traders knew each other and worked together through issues like parking and noise while setting up stalls in the morning.  In the past, if a trader were double parked and blocking a resident, the resident would know the trader and could ask for the car to be moved and get a prompt and friendly response.  Now, residents find that traders are rude and unwilling to move their vehicles.  Similarly, traders have become very noisy in setting up stalls early in the morning, and have been rude when residents ask them to be quieter.  The growing hostility seems to be mostly between newer traders and residents.  Older traders also mentioned that the newer traders are also rude to the older traders and the traders’ camaraderie has declined rapidly.
	4.3.51 The customer survey found that many customers were local residents, but a significant number had also come from other parts of London.  Around one- third of the customers came specifically for the market, while others came for the shops (Tesco named frequently) or were on their way through for work or visiting friends/family.  Produce purchases were by far the most frequent (80% of interviewees buy produce at the market), followed by clothing (just under 40%).  More than half said they use the market because of its convenience; fewer than 5% visit because they enjoy the atmosphere.
	4.3.52 Similarly, atmosphere was the most common area of improvement mentioned for the market:
	4.3.53 Customers also mentioned that the market should improve its variety and quality of goods.
	4.3.54 Public realm and traffic assessments identified several issues in Church Street market:
	4.3.55 The overall retail profile at Church Street is value–oriented goods, with very few national chain stores.  The area has a notable lack of entertainment and evening activity, and growth in comparison floorspace has been slow and expected to continue at a lower rate than neighbouring areas.  Amidst this relatively weak retail environment, Alfie’s Antiques is the main draw in terms of comparison shopping.  This attracts a very different clientele from the remainder of the retail on Church St., which together with the market focuses on value-oriented goods.  The main competition for the market is the Church Street Tesco, but otherwise there is relatively little competition locally.
	4.3.56 There is currently extensive planning on the ground for proposed improvements to management and the nature of the market, including a considerable devolution of market management to a local level.  These local efforts have made considerable headway identifying Church Street Market’s strengths, weaknesses, and needs, and these should be addressed in conjunction with the teams that are already on the scene.
	4.3.57 There is a vision for Church Street Market to integrate a farmers market into the Saturday operation at the Lisson Grove end of the street (or do so on a Sunday if this is too problematic) and on the back of the new clientele encourage the antiques shops to trade into the market and attract new antiques traders. The market will then be integrated into a general market and specialist market.  


	5 Recommendations across all markets
	5.1 Introduction
	5.1.1 After compiling the findings, initial recommendations were formulated and tested in discussions at focus groups made up of local representatives and with Council officers. 
	5.1.2 These findings have now been re-visited and re-assessed to set out refined recommendations across all markets, as well as a potential future vision for each market and individualised recommendations.

	5.2 Recommendation for investment 
	5.2.1 It has become clear through the research and consultation process that all of the markets would benefit from significant investment.  Except for Strutton Ground, all of the markets have been experiencing a period of decline, and this would likely continue without investment and action.  Existing and potential additional benefit would be lost.
	5.2.2 With the commissioning of this study and other significant work by the Council, it is clear that there is a desire to improve markets.  
	5.2.3 However, more clarification from the Council is needed on what basis investment in and subsidisation of markets should take place.  Consultation with Council officers shows a variety of priorities – largely in line with different teams’ priorities (for example, parking, planning, licensing).  There is not yet a consistent vision for the objectives for markets in Westminster (these can vary by market), which could justify levels of investment and subsidisation and allow measurement of progress toward targets.
	5.2.4 For example, if it is a Council objective that markets encourage entrepreneurship among local residents, then designing programming and investment toward local recruitment and monitoring progress towards that goal is a sensible outcome.  If markets are meant to boost Westminster’s profile to tourists, then tourism-based investment and measurement are logical.  A market can be successful in many different ways, and investment can fulfil different aims.  Clarifying which objectives are most important for the Council should shape future investment.  
	5.2.5 There are many different targeted objectives for markets that could be good goals for investment in Westminster.  One way to think about it might be to prioritise the issues that are most difficult to address in other ways.  In this case, using markets to build social and community cohesion and as work for disadvantaged residents might be top priorities.  Another way to look at it might be to target markets for what they are most likely to succeed at, such as bringing in tourists in some cases or providing healthy produce.  Or, it could be prioritised that markets be a catalyst for other desired economic and social activity, so markets would be focussed on creating good public realm and becoming a strong retail draw.  The Council must choose among priorities for investment, as investment across all bases would be financially prohibitive and unlikely to succeed with too many varied (and sometimes opposing) goals.
	5.2.6 As these objectives are clarified, they should be shared across related Council programmes, such as Civic Streets and the Civic Enterprise Fund.
	5.2.7 As will be discussed further in the following section, the findings here indicate that the Westminster Act precludes private investment, and this should be borne in mind.
	5.2.8 Further on in this report, ‘future visions’ for each of the markets studied are generated, and these incorporate the research conducted and the market knowledge of members of the project team, as well as public and stakeholder consultation.  With a more specific steer from the Council about their ‘future vision’ for Westminster markets, these recommendations should be revisited.

	5.3 Recommendations for the Westminster Act
	5.3.1 The Westminster Act currently dictates much of the way that market activity is seen, interpreted and managed. Furthermore, the Act significantly limits the market-level management that can be employed in Westminster.  Before discussing specific market recommendations, recommended courses of action for changing and/or working with the Westminster Act are presented in this section.  The following sections on market recommendations are then made with the powers afforded by the Act in mind.
	5.3.2 There are several possible ways of looking at market management from the legislative point of view.  The following topics are addressed in this section: Potential to change the Act, further activity within the Act, and other policies with application to market management.
	5.3.3 It is recommended that any legal action or legal interpretation be consulted with the Council legal team; this report is not in a position to provide legal advice.
	5.3.4 Council officers are currently looking at the options of starting again with a completely new Act and ammending the current Act.  They have discounted the idea of going back to running street trading under the LLAA 1990.  As a new Act would take so long to promote and be difficult to run through Parliament, it looks more likely that ammendments will be the chosen path.  If changes are not contentious, then it is likely that they will be accepted by the traders.  Indeed it would be folly to promote a bill that was open to opposition from the traders.  However, the Act is not a good tool for running markets and making changes to it (to make it better to run from a management perspective) are likely to be opposed in its run through Parliament, and a compromised Act would be the likely outcome.  
	5.3.5 The timing of this major change in the Act is likely to take up to three years: 
	5.3.6 Changing the Act is prohibitively difficult, and existing traders would oppose and appeal any changes.  This process would likely go on for an extended period of time, and traders with existing rights would tend to be protected by law.  However, this study does not provide legal advice on this issue.  The Council legal team should consider the issue in more detail.  
	5.3.7 It is also considered unfeasable to attempt to buy existing traders out.  There is no collective arrangement or union to go through to begin to propose such plans and work out a solution, and the very nature of market traders means they are unlikely to want to work together on such issues.
	5.3.8 In short, although a possibility, it is believed that changing the Act is extremely unlikely to be successful, and modifications within the Act are a more logical focus for the Council.  
	5.3.9 Rather than having to wait until the Westminster Act is changed in Parliament, changes to the way that the Westminster Act is interpreted and administered are suggested.  These suggestions are listed in three categories: First Steps, Longer Term Steps, and Alternative Market Legislation.
	5.3.10 The following first steps are identified as short-term items of priority to help improve management within the Act:   
	5.3.11 A host of longer term approaches to improving management under the Act should also be considered.
	5.3.12 Devolving management activity.  The management approach to Church Street is a key one in terms of how much devolution can be allowed under the Act.  The aim is to get more market decision making locally-based and to make it more responsive.  The system is that the Neighbourhood Office (run by a Council employee who heads up an organisation run by the Paddington Development Trust) and the City Inspectors (market managers who are responsible for all street activity that is non police related) are working more collaboratively under a Service Level Agreement (SLA).  The SLA exists and is soon to be rolled out fully between the two main parties.  There will be regular accountability reporting to the Neighbourhood Management Board, through a sub-group which includes representatives of the traders, Church Street Local Area Partnership (LARP) and designated Council Officers. While direct line management (and thus market management) will not be devolved to the LARP, enforcement is already operated under a more localised management using the City Inspectors   
	5.3.13 The localised priorities are being worked out at present, but the senior Council officers dealing with this feel that it is devolved as far as it can be in terms of alternative management arrangements within the Act.  While statutory duties such as collecting fees and issuing licenses will continue to take place within the Community Protection Department, the long term aim should be to devolve what management aspects can be devolved (within the limits of the Act) to the Neighbourhood LARP manager. 
	5.3.14 This is a positive approach, and it will be vital to ensure that speedy decisions are able to be made that reflect an entrepreneurial mindset and one that sees the market as a whole, rather than just individual pitches.  In particular, such issues as dealing with allocation of space to casual traders, pulling the market together on quiet days and concentrating on certain types of trader are all matters that will require a good degree of collaboration.
	5.3.15 Discipline.  The opportunity for Fixed Penalty Notices is being investigated at present and this would be a potentially useful form of dealing with infringements, as well as the possibility of banning offending traders from trading for a period of time.  This could be for a day, a week or a month depending on the severity of the offense.  Our understanding of the Act is that Section 10 dealing with Standard Conditions allows for variations to license conditions with the ability for affected parties to make representations, but no right of appeal.  Strengthening the discipline available to the Council in market management provides a crucial means to be able to move forward with change and real improvement.
	5.3.16 Utilising outside management expertise.  Another area that Council officers are looking at is the varying of Temporary Licences so they can be granted for longer than six months for such things as farmers' markets.  This approach is good, but  specialist markets should also be included (such as arts & crafts, international food, German and French markets).   While a temporary licence allows the operator to have management flexibility (and as a result it can make a profit), it is vital for an operator to have the ability to plan for the future - hence it is not really a solution.   Using Temporary Licences would work to get round the current Act where a new market area is being suggested, but is unlikely to be able to be imposed on an existing market area - unless the existing traders are allowed to operate under their own current licences or if they agree to go with the new management route (highly unlikely).  It is possible that this might produce a situation where two different management approaches were operating in the same street.  While this may end up being be the most practical approach, its legality would need to be checked with the Council’s legal team as their current view militates against this.
	5.3.17 Standard conditions.  All pitches are subject to the Standard Conditions which are identified in the Westminster Act.  These are cross-borough and apply to every market area.  Changes to these are open to consultation and appeal.  All conditions must be reasonable, enforceable and imposed for relevant licensing reasons.  Standard Conditions cover such things as the position of the pitch; commodities that can be sold; days and times when the pitch can be used; type of stall; type of display; limits on storage and refuse around the stall; etc.  There is a call to investigate making the Standard Conditions different for individual market areas allowing them to reflect more of their individual natures where that is relevant.  This is possible to do within the Westminster Act with buy in from the existing traders.
	5.3.18 Guidelines.  Various guidelines have been produced by the Council, including: "Street Trading Factsheet"; "Conditions Applicable to Temporary Street Trading Licences"; "Regulations Made by the WCC Purusant to Section 27 (3) of the LLAA 1990"; "Street Trading Charges/Fees"; the "Commodity Guidelines" and "Filling of Vacant Street Trading Pitches".  These all deal with important matters but which do not need further comment at this stage.  However, two are of particular interest:
	5.3.19 There is the possibility of alternative legislative approaches to establishing and running markets, namely through the Food Act and through Highways legislation.  Currently, Westminster has not used either approach and legal advice is that even if these routes are used for setting up new markets, the pitches and traders still need to be licenced under the Westminster Act.  In order to run markets through alternative legislation, the Council should seek the advice of its legal team.  Possibilities for alternative market legislation are discussed below: 

	5.4 Recommandation for entrepreneurial market management
	5.4.1 Successful markets require a legislative and management structure, but also an entrepreneurial touch.  While there is an existing group of Council officers that deal with market issues regularly, this should be re-launched – a Market Management Team – as a more cohesive unit from the street to strategy level, with enforcement integrated, as well. 
	5.4.2 This Team needs to be able to see the markets from a range of perspectives and as one system, but also it will be vital to encourage entrepreneurial management.  Having more staff with a business-minded approach at ground level and upwards is vital for the success of the future of the markets.  It could be beneficial to have a mentoring relationship with a private market operator to gain benefits from best practice in the sector.
	5.4.3 The Market Management Team should be staffed by two new Council officers and the existing market inspectors who will need to be trained to become Assistant Market Managers.  This constitutes only two new employees, the Assistant Market Managers will be re-trained Inspectors taking a more holistic role in market management and health.   Although this reflects a significant investment, there will be staff time and cost savings in the many departments from which market responsibility will be shifted to the Market Management Team.  The increased staff should allow persistent rule breakers at the markets to be targeted and dealt with.  It is envisioned that the basic structure of the team would have a coordinating role among existing Council departments, and it is proposed to function as indicated in Figure 5.1.
	5.4.4 The idea is to have a one-stop-shop approach to coordinating market-related issues, as well as coordinating information to the public/potential traders and marketing/promotion.  

	5.5 Key activities for more entrepreneurial management/responsibilities of Head Street Market Manager
	5.5.1 A broad range of activities would fall under the Head Street Market Manager, as considered below.

	5.6 Recommendations for infrastructure and public improvement 
	5.6.1 Largely in keeping with the ‘Ideal Market Checklist’ established in Chapter 4, key recommendations for improved infrastructure and public realm for all the markets in the study are made.  These improvements would come under the domain of the proposed Market Management Team.
	5.6.2 Improve image of the stalls with more uniform receptacles.  Receptacles should contribute to creating a good public realm at the markets, while also being appropriately functional for trading.  In general, they should provide adequate cover (and appropriate run-off) from inclement weather and have some sense of consistency and market identity (although some appropriate variation in form can provide interest).  Receptacles should be generally bright and clean and be sturdy and in good condition, as well as inviting for customers.  There are many different types of receptacles that can achieve these aims, so it is difficult to be specific about what should be used.  In some ways, it is easier to specify what is not considered appropriate: trading out of suitcases, palettes on the ground, the backs of vehicles, or stacks of items on tables with no covering or ‘market’ identity.  This is a significant change from many of the receptacles currently at the markets studied.
	5.6.3 For quality receptacles, there are many options available, and many have been explored by Westminster City Council (2006).  One option worth particular consideration is tubular receptacles with canopies that could be set up and broken down by a contractor employed by the Council (see Figure 5.2 and 5.3).  Arrangements could be made to rent the receptacles to traders.  A private contractor provided this service at one time in Church Street.
	5.6.4 The tubular style receptacle is preferable because it can be taken down and driven out of town for storage in the evening, so there is no need for local storage.  These should be provided with canopies.  More permanent designs, such as locked boxes left as benches in the evening may promote anti-social behaviour.  The cost of hiring such stalls, including set up, breakdown, delivery, storage, and maintenance is estimated at £11.40+VAT/stall/day.  Across all the markets assessed, this would cost in the region of £450,000 +VAT/yr.  Purchase of such stalls for each pitch in the five markets studied would cost in the region of £210,000, though other fees would be incurred for maintenance, storage, damage replacement, and other operating costs.  For a more detailed breakdown of this cost estimate, see Appendix 2.
	5.6.5 Stalls can also be positioned under umbrellas, as shown in Figure 5.4.  These are worth considering, as they would be an improvement to the current stalls, and may be less expensive than providing tubular stalls.  However, as the tables/displays provided by the trader underneath can vary, this is less advantageous as it may be less likely to remedy current issues with poor presentation.  The cost of hiring umbrella stalls, including delivery, set up, breakdown, maintenance, and storage = £8.90/stall/day + VAT = around £350,000+VAT/year.  Purchase of these umbrellas would cost around £200,000 + VAT, though other operating costs would accrue.  See Appendix 2 for a more detailed costing.
	5.6.6 Specific to the fishmongers and butchers, an initiative could be launched to fund getting fixed continental style units from which to trade, to improve appearance and safety. The towable trailers are more practical and aesthetically pleasing than the ones that are more like converted vans.  Depending on the layout, an unfolded canopy to protect customers can be adjusted to flexibly fit the space.  The fishmongers interviewed were supportive of this idea.
	5.6.7 It is recommended that changes to stalls be piloted at one market (perhaps Strutton Ground) and then rolled out to the others with any adjustments needed from the pilot.
	5.6.8 The use of electricity by all traders should be encouraged.  This would mean that the Council needs to have overall control of supply and equipment.  Fixed bollards are the best available option for electricity provision.  Fixed is preferred to a pop-up version as these are known to fill up with water, causing expensive repair and/or disuse.  One bollard can have multiple plugs and be shared by two pitches.  A flat fee should be charged to users within the licence fee, as metering would be not worth the expense administratively (although this may be less sustainable,  it is believed that electricity use at the market has enough benefits to warrant encouraging its use). High consumption pitches for cooked food or raw food need a 32amp supply and should charged at a higher rate. Every other bollard should have a 32 amp supply point.  Traders should be responsible for lighting their own stalls as best suits their products.  Tips for doing this well should be included in a handout issued to new traders and included in a presentation tips mini-class.
	5.6.9 Water for washing/preparing would likely be best provided within the receptacles for fish/meat traders and others that would need it for hygienic service.  This should be a part of the receptacles it is recommended that the Council help such traders acquire.  This approach is far simpler than a mains water supply and provides maximum flexibility. 
	5.6.10 An information sheet should be provided to all traders and potential traders outlining the facilities for parking, storage, washing, toilets, and other items as appropriate. 
	5.6.11 Once the new Markets Team is in place and the vision for each market is clarified, detailed market layouts should be carefully studied and considered.  This is not something to rush into, and managers watching the market daily for an extended period of time will be best placed to inform any needed changes.
	5.6.12 In general, there is no particular optimal size or economically advantageous size for pitches or receptacles – sizes can vary with the nature and setting of the market.  Each market should find what works best for its particular space and urban realm design, as well as fits with the appropriate emergency access and other appropriate codes.  In general, trading from the centre of a street, facing two directions, can be difficult for traders to manage, though trading with two traders back-to-back in the middle of the street can help increase activity for retail on both sides.  Reviewing the layout for each market should be undertaken after an experienced market manager is in place and has spent considerable time clarifying the dynamics of the market.  Initial suggestions for layout for specific markets are made below, but these decisions will best be undertaken when the manager is in place.
	5.6.13 All of the markets need better signage and identification to indicate that the market is there and is something special.  This will help the markets to become a point of pride in the community and to increase their local prominence.  For each of the markets, we recommend totem style signage, as this is in keeping with Westminster’s design practises.  Such a totem is estimated to cost roughly £60,000 each, although prices can vary considerably with different materials and designs.
	5.6.14 Roadways and pavements should be in good order, providing a safe, accessible market as well as enhancing the public realm.  Multi-level surfaces should be avoided where possible.  
	5.6.15 In the case of Church Street and Tachbrook Street, this may overlap with the Civic Streets award.
	5.6.16 Estimated cost of re-surfacing Strutton Ground and Berwick Street, and adding new power bollards, is in the region of £500,000 - £600,000 each, though specific studies would be needed to get a more precise estimate.
	5.6.17 Westminster’s markets should be public spaces that people spend time in.  They don’t all need to be parks or expansive, but each market should be at its best so that it is attractive to visitors.  Street furniture should be added where appropriate to create practical spaces that market customers and local residents will find useful and enjoy using. 

	5.7 Recommendations for Day to Day Operation
	5.7.1 Many of these recommendations here are likely to be naturally solved with better market management, but they are worthy of attention.  This section presents an overview of day-to-day recommendations, with market-specific recommendations to follow.
	5.7.2 Stalls should be grouped together when the market is not full – presently this needs to respect the one in three rule, where no one trader can be selling the same product as another if they are within three pitches distance.  Given that traders are licensed for individual pitches, it will be more difficult to group traders on slow days.  But with more day to day management, managers will start to know how many casuals are likely to come (and what they will be trading) and can work on effectively plugging gaps wherever possible.  And when new licenses are granted, they can be done by a market manager who has a better sense of where on the market those licenses will be best positioned.
	5.7.3 As far as number of pitches and adding pitches to the market, the current priority should be to fill the pitches that are present consistently and then to consider adding pitches only when that is achieved.  Strutton Ground is currently the only market that is consistently full; however, there does not seem to be good available space for expanding the market.  It works well as is.  
	5.7.4 Casual licenses should be issued for only one market (rather than for all Westminster markets).  This will enable market managers to better plan ahead and to help spread casuals around to markets that need them more.  It may also help encourage traders to take up permanent pitches.
	5.7.5 A market manager could review market opening times to create efficiencies if needed or to lengthen hours if deemed beneficial.  At present, there is no particular need to alter opening times.  There are instances of traders packing up early on a poor day (for example, at Strutton Ground).  This process should be managed so that traders stay until the appointed time unless the market manager closes the market early (due to bad weather, etc.).  There was no desire from the traders to stay open later at any of the markets; rather there was some negative response to the proposal, which suggests they don’t feel it would be economically viable for them.  Traders at Strutton Ground mentioned that they particularly like that the market has a shorter trading day so they can go home earlier.  Customer interviews also did not reflect much interest in the markets being open later, and in many cases residential catchment areas were relatively small, so evening openings seem an unlikely success.  Some members of the LARP consultation expressed a desire for later opening hours, but the majority of the evidence suggests evening openings are not advisable at this time. 
	5.7.6 Where possible, trader parking arrangements should be sought.  A number of approaches are available, including a trader parking permit, allowing preferential parking.
	5.7.7 During market times all vehicles should be excluded and the road turned over to pedestrian use.  This may provide some conflict with stores receiving deliveries.  All possible alternatives should be sought to keep store front loading off market streets during trading hours.
	5.7.8 Rubbish services at most markets were reasonably good, but there were some complaints by residents.  Rubbish services should be reviewed to see if more frequent service is needed.  Recycling facilities should be established and encouraged.  Fruit and vegetable waste could be donated to city farm (example: as happening at Spitalfields).


	6 Individual market recommendations
	6.1 Tachbrook Street
	6.1.2 It is recommended that this market be allowed to largely continue trading with the same nature and product mix as at present, with improvements in basic infrastructure and signage to help it grow modestly.  
	6.1.3 Some local residents and interest groups indicate that they would like to see greater measures to invoke more growth rapidly, and this is another possibility.  However, this is seen as a high-risk, low-reward option and it is believed that the nature of this market should remain local.  Further investment, from a Westminster-wide perspective, is unlikely to yield much additional benefit.
	6.1.4 The key element of improvement for Tachbrook Street will be its ability to recognize its target customers (in this case, residents, rather than local workers) and to adapt to their changing needs.  
	6.1.5 This market already has a neighbourhood feel, with largely local customers, and with improved public space and broadening of connectivity with public and community resources, this market can strengthen its role promoting social inclusion and sense of community.   Key areas for improvement follow:
	6.1.6 Tachbrook Street is in relatively good condition, though more can be done to improve signage, parking, and power.  Suggested infrastructure improvements are summarised in Table 6.1.
	6.1.7 Proposals for improvement at Tachbrook reflect the concept that positive change for markets is a slow process, particularly if the desire is to preserve services for local residents that are currently being met.  The recommendations are based on the synthesis of all of the information gathered and the broad range of expertise within the project team.  Local consultation unsurprisingly showed a preference for more investment in and more rapid growth and expansion of the market, but it is thought a more gradual approach is the best option here.  Like local residents stated, the recommendation here is for the local community to remain the focus of this market. 
	6.1.8 The recommendation here is to fix the basics and to allow the market to grow modestly.  The market would be allowed to grow naturally.  It is not envisaged that further subsidisation to grow Tachbrook more or faster would produce substantial benefit or further progress towards the vision. 

	6.2 Strutton ground
	6.2.2 Already successful, the future for Strutton Ground should continue to be positive, and this market requires mainly physical improvements and improved facilities for traders. Adaptability and flexibility at Strutton Ground should be around the changing needs and tastes of local workers, rather than residents, given their target customer base.
	6.2.3 Another option considered would be to make Strutton Ground Market more of a specialty or high-end market, given the high profile of workers around, this might also be successful.  However, this would require a more significant upgrading of the infrastructure, and does not seem to match the wider interests for the area.
	6.2.4 On the whole, there is little need to augment the nature of this well-attended market, and minor alterations are recommended below.  The provision of hot food has been considered, but as described in the key findings for Strutton Ground, the competitive advantage for this appears firmly with the shops, not on the market.  It is therefore recommended to allow this situation to continue.
	6.2.5 Another potential successful market site nearby is in front of Westminster Cathedral.  This might be a good location for occasional markets, allowing the stallholders at Strutton Ground to also be open.  It is understood that the Council has a 99 year lease on the site, from 1977.  Amongst the covenants is one which limits the use of the piazza area to that which is in accordance with the Open Space Act 1906.  It appears that commercial activity is not allowed on the site, but legal advice should be sought to fully understand what limitations exist and whether they can be rescinded.
	6.2.6 Significant improvements are needed to give Strutton Ground the modern amenities expected at a world-class market (see Table 6.2).
	6.2.7 Many of the infrastructure improvements above will also enhance the public realm offer at Strutton Ground.  The public realm here is promising with a few further improvements:
	6.2.8 Most importantly, the road surface at Strutton Ground is in a poor state and in need of resurfacing.  The cobbles are uneven and pose a hazard to some customers, accessibility constraint to others, and a nuisance to traders.  Re-surfacing should balance the priorities for character and safety, and the result could be using cobbles in a more wear-resistant way or replacing with an alternative surface for improved practicality and safety.  The cost of resurfacing Strutton Ground with a high quality surface and replacing power bollards is likely to be in the region of £500,000.
	6.2.9 A regular market manager could handle these issues with more flexibility and better than the static recommendations here, but improvement strategies are recommended for this very busy market:
	6.2.10 The recommendations here match well with local feedback, which was generally positive about the current state of the market.  Several customers suggested more high-end goods, and although this has not been recommended explicitly, more promotional events would likely provide more high-end goods.

	6.3 Berwick Street and Rupert Street
	6.3.2 Berwick Street is in a good location and could be re-invented as a specialist food market, signalling regeneration in the area and making the market a desirable destination, as well as a local asset.
	6.3.3 Berwick Street market is a good candidate for significant upgrading and re-focussing into a high-profile market; it will then be better suited for destination visitors and occasional visits for local workers and residents.  The vision in this scenario is for Berwick Street Market to be a food market selling fruit and vegetables, fish, nuts, pancakes (all there at present) but adding to this other food items such as olives, breads, cold meats, organic meats, cakes and pastries, fruit juice, honey and chocolates.   The list is long but the theme could encourage a midweek daytime market, similar to Borough Market. This does not preclude other items being sold --it just gives the market a focus and a draw for visitors.  
	6.3.4 This type of market has less of the local resident focus than has been expressed as a desire from the local community.  However, as local use is currently low, and the resident catchment population is relatively small, broader changes can only help enhance the currently declining role of the market as a community centre. 
	6.3.5 Rupert Street market has declined beyond retaining as a daily market and the current trader(s) should be integrated into Berwick Street Market. Rupert Street would be an excellent facility reserved for one-off specialist markets that should run once a month – perhaps on the first Saturday of each month, with a rotation of farmers’ markets, French markets, German Christmas markets, etc.  Particular markets, such as Christmas markets, could run for a week or two at a time.
	6.3.6 These recommendations would reflect a change to the current Soho Action Plan proposal that Berwick Street should be a local high street for Soho and that the market should be more focussed on serving all local residents.  However, a higher end food market may serve most customers significantly better than current offer and it would provide the right complement to the existing abundance of retail already nearby at Oxford Street.  Furthermore, of the markets assessed, Berwick Street is the only site with the potential for a world-class market in Westminster.  
	6.3.7 Berwick Street is in need of considerable refurbishment.  The facilities and infrastructure are poor and the public space, under a dirty concrete canopy, is unpleasant.  There are currently many challenges to trading at Berwick Street, and amidst this setting, the trade and once strong image of the market has declined.  
	6.3.8 In the wider regeneration of the area, there should be good opportunities to improve the amenities offered, which are a likely a barrier to new traders who perceive these difficulties not worth the extra effort, compared to other markets with better amenities.  Such improvement will be important in coordination with recruiting in more specialist high-end traders. 
	6.3.9 Table 6.3 provides recommended infrastructure improvements.
	6.3.10 As a reference, needed urban realm improvements at Berwick Street including re-paving, new power bollards, and street furniture (but not removing concrete canopy) is estimated to cost around £750,000.  It is stressed that such work can vary in cost considerably with different materials and designs, and the design team has provided this as a rough estimate without the detailed research that would be needed to cost such a task more formally.
	6.3.11 This plan assumes that Berwick Street will be promoted as a specialist food market. Therefore, the first year is preparation for the launch of the “new” market. The improvements to the public realm and the new receptacle equipment are crucial to any launch and show real commitment to the project. 
	6.3.12 Both new traders and the public will be crucial to the success of any initiative.  Therefore, any campaign should focus on both groups. In the first instance, traders have to be targeted with inviting literature explaining the improvements and the quality of the market facilities.  There must be a concise information pack setting out the costs of a pitch, the facilities provided and the marketing commitment to support the initiative.
	6.3.13 Target local gourmet shops to become market traders.  Inform all at Borough Market of the improvements.  Approach the London Farmers’ Markets to inform their traders and ensure that the industry knows that this initiative is due to happen.  Build a database of interested traders. This can be done as much as a year in advance of opening, as long as regular updates are issued to interested traders.
	6.3.14 An important group to target are traders who can sell hot and ready to consume food to a lunchtime audience.
	6.3.15 Building awareness with the local workers and residents does not need more than a six month period and should concentrate on editorial coverage (regular press releases) and local leafleting. The Council’s Communications Team would help to secure editorial coverage at the time of the launch.
	6.3.16 Events for the first week could include food tastings, such as cheese one day, breads another etc.  Combining this with live music – jazz or acoustic and dressing the street would be helpful.  Such a music link matches with the creative industry identity in the area and matches with findings of a recent Creative Industries Study which encourages this kind of activity.
	6.3.17 Once established, continual promotion locally will be required and should include leafleting and press releases for new traders joining the market.  Editorial coverage will be the best way to keep the market promoted.
	6.3.18 Annual budget estimate:  £15,000
	6.3.19 Assuming Rupert Street is used for weekend events, all promotion and marketing should be match funded by the event using the space. Therefore, the Council would only need to fund roughly half the promotional budget here, although perhaps more in the first years to get Rupert Street going.  The lead role in marketing and promoting should be taken by the group, operator and/or businesses using the market space. Promotion should focus on customer awareness by issuing press releases and local leafleting. 
	6.3.20 Annual budget estimate:  £10,000
	6.3.21 There is currently a plan to make Berwick Street a ‘local high street’ in Soho, and our recommendations for Berwick Street Market suggest more of making the market a world-class market and a London attraction.  This presents some potential conflict with local stakeholders wanting to keep the market more focussed on local residents.  However, as our customer surveys found very few local residents as customers at the present market, and as the local resident base is relatively small, it is our view that significant change for the market is needed. 

	6.4 Church Street
	6.4.2 Church Street is in need of substantial improvements to infrastructure, public realm, promotion, and day to day management.  These improvements would benefit the market significantly and would help develop the market into better fulfilling local needs and attracting visitors for a quality atmosphere and unique international offer.  But the basics in terms of product mix and character here are good – the market is popular on Saturdays and the general identity of the market should be retained.
	6.4.3 Overly ambitious plans may undermine the market’s existing uniqueness.  One of the longer-term strategies being developed locally is to create an antiques market on the Lisson Grove end of Church Street and to link the two with a farmer’s market in between.  This approach may be impractical.   Discussions with Alfie’s Antiques suggest this is not likely to be a popular undertaking with their existing traders.  Experience with antiques markets suggests that a different environment is required to attract quality antiques traders.  Antiques traders prefer space that is more protected from the elements and has level flooring for displaying fragile items.  Other popular antiques, such as furniture, rugs, and wall hangings are too large for the space available on the Lisson Grove end of Church Street.  A description of a successful antiques market set-up is provided in Chapter 7.
	6.4.4 A farmer’s market has potential at Church Street, as there is space for a substantial market, for example, on Sundays, and such an expansion could see the market operate on Sundays, but closed on Mondays.  There is a successful farmer’s market already on Sundays at Marylebone, so this should be considered.  The Marylebone Farmers’ Market is on a development site and will need to relocate at some point.  Church Street could offer a permanent home.  It might be possible to introduce a small farmer’s market at Church Street on Saturdays, but as this is the best day for existing traders, this might be not the best day to introduce change.  
	6.4.5 As local residents are the main target customers, this market should remain flexible to changes in the local resident profile, needs, and market conditions in order to remain viable.  For example, local consultation found that residents identify better value clothing available elsewhere and that, while some of the more creative clothing is unique, much of the clothing offer is not as good as the value at Primark and Marks and Spencer’s.  Similarly, residents suggested they would prefer the opportunity to buy produce in smaller quantities than is presently offered.  Keeping up with local residents’ tastes and preferences will help keep the market in step and generally a more desirable destination.  This could be achieved formally, by having the local management groups conduct volunteer focus groups or surveys and then distributing findings to traders.  However, it may be informal contact with the local customer base (discussed below) which would provide a more meaningful source of feedback. This information dissemination is key role of any newly appointed Head Market Manager.
	6.4.6 The significant decline in the quality of relationship among traders themselves and with the residents is a difficult issue to tackle, and will require a sensitive long term approach.  One local resident has suggested a ‘Trader’s Etiquette’  workshop to have older traders tell new traders good practise and build relationships, but there is concern that this type of idea will be strongly opposed and resented by traders as patronising, and may further the divide.   It is recommended that some such opportunities for interaction be encouraged, but such activities should be approached very carefully so as to gain full support.  Fun activities in the market, such as a Pancake Raceday, might help everyone to smile and laugh and foster good relationships, more than a formal workshop.
	6.4.7 Other opportunities to strengthen community could be developed on the market itself, such as providing a community resource stall and providing support for new local entrepreneurs.
	6.4.8 Church Street is in need of various infrastructure improvements, as indicated in Table 6.4.
	6.4.9 Church Street needs significant improvement – both for the market stalls themselves and in the street atmosphere to make it an identifiable, distinct space in which people will want to linger and spend time.  In addition to the improvements recommended across all markets, Church Street should:
	6.4.10 With a large local audience, promotion of this market should focus on the local residential population. Also, any event programme should include important diary events for ethnic groups served by the market.
	6.4.11 Marketing and promotion should include:
	6.4.12 The events programme could include dressing the street for religious festivals and important days in ethnic calendars, as well as the British Calendar. During these events street theatre and live music acts should be booked to perform.
	6.4.13 Possible events:
	6.4.14 Targeted promotion at Paddington Basin has been considered, but it is thought not likely to be successful.  Paddington Basin is outside the local worker catchment area radius, and, furthermore, the walking route is somewhat complicated and unpleasant, including crossing under and walking along busy roads.
	6.4.15 Estimated annual budget = £15,000.
	6.4.16 The recommendations here are based on the findings of the entire process.  The recommendations match well with the feedback from customers and residents consulted.  Improvement in market appearance and atmosphere was consistently cited as a key priority, and the recommendations here reflect this.


	7 Good Practice Examples and Case Studies
	7.1.1 This chapter provides a selection of good practise examples, focussed on successful market management.  Each market has a unique context and direct comparisons are not often easy to find, but these examples provide good ideas which can be customised and applied where appropriate in Westminster.
	7.2 Broadway Market, Hackney
	7.2.1 This is a good example of a market started up from scratch by a local organisation to create one of the most vital markets in London.  However this is run partly outside the London Local Authority Act (LLAA 1990) and there are issues and conflicts between the organisers and the Council enforcement team.  
	7.2.2 This open street market started in May 2004 with 24 traders and now runs with around 80 traders taking 100-115 stalls every Saturday.  It is organised by a Committee of 14 representatives from five local businesses, seven residents and two traders.  The original six day a week licensed trading activity in the street had virtually died and the Council had sold many of their own local shops.  Local people felt that that independent trading was losing out and the idea of a market was pushed.  A committee was set up and shifted the emphasis from a Farmers Market to a wider definition of foods along with locally produced art and crafts. This approach was less risky and had the advantage of being less exclusive and costly for customers. Saturday made the most sense and meant that a street closure order was not needed as it was in place.  The market is run on a volunteer basis, which brings its own issues.  For example, they have a consensus approach to choosing traders and it relies on the goodwill of locals without paying them for their time. 
	7.2.3 The main issue of contention revolved around the LLAA and how a separate management organisation can run a market of licensed pitches.  The Council agreed a six month trial run which was successful.  After this  the Council wanted to take over the management, but this was resisted by the residents and a compromise was reached whereby the Council remained in charge of enforcement and were paid £9/pitch out of a total charge of £15-20/day.  There are several unresolved issues including:

	7.3 Northcote Road, Wandsworth
	7.3.1 Recent reports by Colin Buchanan and URBED have focussed on capturing the ‘Essence of Northcote Road,’ a popular street with a market near Clapham Junction in Southwest London.  The market has 26 pitches, all have permanent license holders, though trader attendance varies throughout the week.
	7.3.2 Northcote Road was found to be much loved by local residents, and also able to attract visitors from farther afield with its specialty goods offer.  The street was found to be particularly sociable, with many groups of residents gathering to talk and to linger in cafes lining the street.  Although little in the way of public seating was available, the many cafes create a space for people to linger, both during the day and into the evening.
	7.3.3 Northcote Road was also found to be particularly family-friendly, with plenty of families and young people.  There seemed very little in the way of conflict between traders and local residents, though like many of the markets in this study, key challenges include parking, more forward-thinking management, 
	7.3.4 Despite the good image and relative success of the market, wider changes in the economy – including the increased likelihood of residents to get in a car and shop elsewhere – threatens the market.  On weekends, more leisurely shoppers fill the market, but on weekdays, the market is much quieter, and there is concern that the market lacks the critical mass of stalls to bring in weekday shoppers.  There is also concern that increasing rent for the shopfronts on Northcote Road may change the nature of the existing cafes and retail, and there needs to be a process to help manage how these changes may impact the market.  Given that the existing retail and market offer complement each other, significant changes in local retail may well impact the market.
	7.3.5 Suggested improvements include enhancing the number/quality of stalls, and potentially closing the market on Mondays to help boost visitor numbers on other days.

	7.4 Friday Fresh Farmers Markets – California, Hawaii and Virginia, USA
	7.4.1 Kaiser Permanente, a private health care provider in the US, has encouraged the development of small farmers markets near a few of its hospitals.  They are provided as a case study here because these markets have a particular community focus – health enhancement.  Various elements around the markets’ operation, management, and marketing are indicative of this focus.  This demonstrates how markets can be successful by achieving one focussed goal, rather than many community goals.  It also describes the importance of having a clear community vision for the market to work towards.
	7.4.2 The Friday Fresh markets at Kaiser Permanente vary somewhat from hospital to hospital, but the basic premise is similar.  The hospitals value the idea of bringing fresh (generally organic) food to the hospital, for patients, staff, and the general community.  The market promotion fits in as a way that the hospital can contribute to the long term health of the community.
	7.4.3  Stalls at the market feature local farmers with a range of goods, varying with the seasons.  Promotions on different weeks include:
	7.4.4 With a specific, targeted goal to improve health, these markets have been able to tailor their activities to reach their goals.  It should be noted that other elements are not targeted, such as local employment, tourism, minority employment, social cohesion.  Not every market can work toward all of the possible social benefits.  These markets have chosen their vision, tailored the activities accordingly, and are successfully working towards their goals.

	7.5 Greenwich Covered Market – launching the Thursday Antiques Market
	7.5.1 Greenwich Covered Market is in South East London and is at the centre of an urban village. The market is located at the very centre of the area, with the Cutty Sark and Observatory within short walking distance.  The main market runs during the weekend with little activity taking place during Monday to Friday.
	7.5.2 A midweek antiques market has competition from many other locations that sell antiques, including the following markets: 
	7.5.3 In choosing which day to open the Antiques Market, research was undertaken to map the days when other competing antique markets were operating, and Thursday was then strategically chosen as the best day for Greenwich Antiques Market.  
	7.5.4 The next issue was attracting traders. This involved a campaign of leafleting competing antiques markets and making sure that all the antiques shops in the surrounding areas were told of this initiative. Adverts were also placed in two specialist magazines. 
	7.5.5 Rent was initially charged at the minimal level of £5 for the day.
	7.5.6 Traders were also assured that they would have good facilities, for example:
	7.5.7 New traders were also assured that the market would be well promoted, including mentions in local newspapers, Time Out, the Evening Standard, specialist antiques publications and promotional leaflets being given to the visiting public on the Saturday/Sunday Market operation. 
	7.5.8 The Thursday Antique Market opened in 1998 with 15 traders and is still going today with an average annual attendance of 60 traders that pay £10 for the day.
	7.5.9 A Wednesday Food Market for producers and food to eat on site has been launched on the back of the now successful Thursday Antiques Market.
	7.5.10 The Market Management, Urban Space Management, cite the ability for traders to drive directly to their stall, having the stalls set up for the traders and the fact that the market is covered as crucial elements to the success of the this market.

	7.6 Reading Terminal Market, Philadelphia, USA
	7.6.1 Reading Terminal Market in Philadelphia, USA is at the heart of a very large urban area and has a popular following all week long.  Since 1892, the market has provided food and other goods, though the market has evolved to remain a popular spot for residents and tourists alike.  The market has 100% occupancy and currently contains 80 vendors.
	7.6.2 The Market contains largely food items, including both prepared and farm-fresh goods.  Farmers from the nearby Amish community sell prepared baked goods and farm items, providing a unique draw for the market.  
	7.6.3 In 1992 the City Council created a not-for-profit entity to manage the market; this company now operates with six staff and a Board of Directors made up of community and private sector leaders.
	7.6.4 The mission statement of the market stresses the importance of the role of the market in the community, providing a focussed set of goals to which programming and investment can be tailored and against which performance can be measured.
	7.6.5 The operating policy and guidelines of the market are as follows:
	7.6.6 These same operating policies may not be possible in Westminster, but the ideas can provide good lessons for the future Markets Team.  Reading Terminal Market has a focus on being economically viable, providing quality food items to the area, celebrating local diversity, and preserving the historic character of the market.  This target is limited enough to be achievable, and has resulted in an extremely popular market.
	7.6.7 Lessons about the limiting of prepared food to be consumed on the market suggest the importance of considering the impacts of ‘fast food’ – a concern also echoed at Tachbrook Street.


	8 Conclusions
	8.1.1 The markets studied in this research are all in need of improvement in terms of infrastructure, public realm, and entrepreneurial management.  In sum, three of the markets, Tachbrook Street, Berwick Street and Rupert Street have suffered significant decline and are in a relatively poor state of market health.  Church Street, while also suffering decline on weekdays, still maintains a bustling market on Saturdays.  Strutton Ground is in a good overall state of market health.  All of the markets, however, have seen little in the way of investment and entrepreneurial management in recent years, and would benefit from strategic investment.
	8.1.2 Much of the current market deficiencies are a result of difficulties managing markets under The Westminster Act.  Changing the Act was found to be prohibitively difficult, but a number of strategies have been identified for improving entrepreneurial management under the Act. 
	8.1.3 Key recommendations are made to establish the right foundations for market development:
	8.1.4 Once proper priorities, investment levels, management, and monitoring are established, improvement should be led by the Markets Team, based on their day-today experience at the markets.  Key recommendations for consideration by the Team include:  
	8.1.5 The Markets Team should also consider the future vision and development of each market.  Assessment here posits expert input on a wide range of market health factors:

	9 Suggestions for further research
	9.1.1 For future improvements to the markets in this assessment, further research is recommended in a number of areas, ideally after a market manager is in place to oversee the process.
	9.2 Detailed market layout plans
	9.2.1 A more detailed consultation exercise, led by market managers once they have become knowledgeable about the day-to-day operations of each market, could outline more improvements to the layout to better suit the overall vision and day-to-day management of the markets.  These plans will best be done when the possibilities of wider investment in infrastructure/urban development are understood, and they can be made within the budgets that are reasonably available.

	9.3 Detailed marketing plans
	9.3.1 The Council should use their internal or external marketing and PR expertise to take a closer look at the communications strategy, again, once the future vision and approach is solidified for each market.  Basic ideas are set out here, but a more detailed communications strategy should be outlined once the future direction for the markets is clear.

	9.4 Pan-London best practice
	9.4.1 Westminster should work with other London Boroughs, including through Cross River Partnership and Central London Forward to encourage London Councils to set up an initiative to support enforcement officers and promote good practice in street trading.  This could include information gathering, an event, a report and possibly training programmes at several levels.  It will be vital to make this a continuing project, rather than just a one off piece of work.
	9.4.2 Especially given that Westminster’s Markets Team may become a leading example, this would be a great opportunity for Westminster to showcase its progress, as well as learn from others and strengthen the market offer across London.
	9.4.3 In addition, London Councils might look into the whole question of the LLAA and see what activity can be taken within the act to make the most of London's street markets.


	Works Consulted
	Allen, K (2008). “5 Steps to Using Street Markets as a Regeneration Tool.” Web article. Available at: http://www.regen.net/resources/5StepsTo/779172/5-steps-using-street-markets-regeneration-tool/.  Accessed on 20 Feb.   Published 25 January.
	Church Street Neighbourhood Management Board (2007). Transforming Church Street Market: From Regulation to Commercialisation. Draft Position Paper.  London: Church Street Neighbourhood Management.  
	Colin Buchanan (2005). Tram Routes into Opportunity: Business and Streetmarket Healthcheck. London: Colin Buchanan.
	Cross River Partnership (2007). Success in Business: Street Market Case Studies. London: Cross River Partnership.
	Fried, B (2008). “A New Kind of Market Economics.”  Web Article. Available at: http://www.pps.org/markets/info/markets_articles/markets_economic_development.  Accessed on 20 Feb 2008.
	Geissler, L (2003).  “Key Success Factors for Weekly Markets and Mobile Selling.”  Lecture. University of Bremen, 2 June.
	London Assembly (2008). London’s Street Markets. London: London Assembly.
	Moon, J Robin. (2006).  Public Markets and Community Health. New York: Project for Public Spaces.
	Nathaniel Lichfield and Partners (NLP) (2002). Local Centre 38: Strutton Ground Shopping Areas Health Check Survey. London: Westminster City Council
	Nathaniel Lichfield and Partners (NLP) (2007a). Church Street/Edgware Road District Centre Shopping Area Health Check. London: Westminster City Council.
	Nathaniel Lichfield and Partners (NLP) (2007b). Warwick Way/Tachbrook Street District Centre Shopping Area Health Check. London: Westminster City Council.
	New Economics Foundation (2006) The World on a Plate: Queens Market.  London: NEF.
	O’Neil, D. (2008). “Ten Qualities of Successful Public Markets.”  Web article.  Available at: http://www.pps.org/markets/info/markets_articles/ten_characteristics.  Accessed on 20 Feb 2008.
	Project for Public Spaces (2006). “Public Markets and Community Health: An Examination (2006).” Web Article.  Available at: http://www.pps.org/markets/info/markets_and_public_health/.  Accessed on 20 Feb 2008.
	Project for Public Spaces (2008). “Measuring the Impact of Public Markets and Farmers Markets on Local Economies.”  Web Article.  Available at: http://www.pps.org/markets/info/markets_articles/economic_benefits_of_markets.  Accessed on 20 Feb 2008.
	Taylor, J., Madrick, M., and Collin, S (2005). Trading Places: The Local Economic Impact of Street Produce and Farmers’ Markets. London: New Economics Foundation.
	The London Assembly (2008). London’s Street Markets.  London: The London Assembly.
	The Retail Group (2007). Harrow Road Prince of Wales Junction Market Plan. Presentation to Westminster City Council. 20 Sept.
	Watson, S (2006).  Markets as Sites for Social Interaction: Spaces of diversity. Bristol: The Policy Press and the Joseph Rowntree Foundation.
	Westminster City Council (2006a). Markets and Street Trading: An approach for the 21st Century: Discussion Paper. Unapproved internal draft.  Provided by Westminster City Council.
	Westminster City Council (2006b). Markets and Street Trading: An approach for the 21st Century: Receptacles and Pitch Guidance. Unapproved internal draft.  Provided by Westminster City Council.
	Westminster City Council (2006c). Victoria Area Planning Brief, London SW1, Adopted Planning Brief. London: Westminster City Council.
	Westminster City Council (2007a). Berwick Street, Peter Street, Broadwick Street and Ingestre Place, W1: Adopted Planning Brief. London: City of Westminster.
	Westminster City Council (2007b). “Berwick Street Regeneration.”  Planning note; unpublished.  Furnished by Westminster City Council.  
	Westminster City Council (2007c) Conservation Area Audit: Soho & Chinatown. London: Westminster City Council.
	Westminster City Council (2007d).  Economic Development Strategy 2007-2010. Draft for Consultation, September.  London: Westminster City Council.
	Westminster City Council (2007e). Soho Action Plan: Your Thoughts in Action. London: City of Westminster.
	Westminster City Council (2007f). Street Markets in Westminster – A Position Paper. Draft.  London: Westminster City Council. 


