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2.0 The Site 

Aerial view of Blossom Street Site

This chapter describes the immediate and wider context of 
the Site in both its current and emerging form. The following 
text and images form an overall description of the various 
elements that influence the scheme’s final design resolution. 

2.2  Site Location and Description

The Site occupies an area of 0.9 hectares and is located in 
the London Borough of Tower Hamlets (LBTH). The Site is 
within the Elder Street Conservation Area and occupies a 
prominent position on the city fringe between the existing 
City of London and Shoreditch, North East of Liverpool 
Street station. The Site lies on the Western edge of LBTH. 
It is adjacent to the Borough boundaries with the City of 
London to the South West of the Site, and London Borough 
of Hackney, North of the Site.

2.2.1         Site Layout

The existing Site layout is comprised of three distinct plots. 
These are referred to as:

Site S1 is bounded by Norton Folgate/ Shoreditch High Street 
to the West; Folgate Street to the South; Blossom Street to 
the East; and the narrow pedestrian passage Fleur De Lis 
passage to the North. 

Site S2 lies to the North of the Site, and is bounded by the 
cutting of the mainline railway to Liverpool Street; Commercial 
Street to its North East edge; Elder Street to the East and 
Fleur De Lis Street to the South.  

Site S3 is bounded by Blossom Street to the West, Elder 
Street to the East; Fleur De Lis to the North and existing 
development to the South.

The three plots are occupied by existing buildings of various 
types and ages, several of which are locally listed.  The 
character of each plot is described in more detail in Section 
2.5.4.

2.2.2         Site Access

The Site is served by excellent transport connections, as is 
located on Norton Folgate/Shoreditch High Street which 
together with Bishopsgate form the main route North from 
the City.  To the North-East, part of the Site fronts Commercial 
Street which connects Old Street to Whitechapel Road. 

2.1  Introduction
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The Site also possesses extensive public transport connections 
with Liverpool Street main line / underground Station 570m 
to the  South  Shoreditch Overground Station 300m directly 
to the North and many bus routes along Norton Folgate / 
Shoreditch High Street. The Site has a PTAL rating of 6b or 
‘excellent’. 

This area of the City is close to City of London and the centre 
of London. It is within London Underground Zone One. 

The Site is identified as a city fringe and development Site 
in LBTH’s local development framework and a mixed use 
opportunity Site in LBTH’s draft UDP. 

2.3  Site Ownership

British Land completed an option agreement with the City 
of London Corporation (COL) in August 2013 for the 
redevelopment of The Shoreditch Estate.  

During the early stages of design, the project was renamed 
Blossom Street, E1 and for the purpose of this statement  is 
hereafter referred to as Blossom Street or the Site.

The three urban plots were also futher subdivided during the 
design process and this is described in Section 4.0. 

Location Plan

Blossom Street Site

London Borough of Hackney

City of London

London Borough of  Tower Hamlets
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2.0 The Site 

2.4  Site History
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Appendix B 

 

Figure 1: Ogilby and Morgan’s map of London, 1676 

 

 

Figure 2: Horwood’s map of London, 1792-9 

Ogilby and Morgan’s Map of London 1676

The three blocks which form the Site cover two acres, 
fronting onto Shoreditch High Street and Norton Folgate and 
are immediately to the North of Spitalfields. There has been 
continuous occupation of at least some of the blocks from  
medieval times, and Bishopsgate itself and its continuation 
Shoreditch High Street was one of the most important Roman 
Roads leading North from London from the earliest times of 
settlement. In 1197 the Priory of St Mary Spital was founded 
on agricultural land to the East of this road, the Northern 
part of its precinct included the Southern half of S1, with a 
gatehouse on Folgate Street.   

After the Dissolution of the Monasteries under Henry VIII, the 
area of land occupied by the Priory and Hospital of St Mary 
Spital, reverted to the Crown and was sold. The former lands 
of the Priory (just under nine acres) retained their status as 
an extra-parochial liberty called Norton Folgate. The Liberty 
of Norton Folgate was a distinct administrative unit between 
Bishopsgate Ward (in the City of London) and the parish of 
St Leonard, Shoreditch, to the North. It survived until 1900, 
although it remained a civil parish until 1921.  

From the later part of the 16th century some of the
buildings of the former Priory were adapted for secular use 
and new houses were built on the road frontage to Norton 
Folgate. The Ogilby and Morgan map opposite shows the   
extent of development across the Site. By the early 18th  
century, when Spitalfields was becoming an important silk 
manufacturing area, more extensive redevelopment occurred 
in Blossom, Fleur De Lis, Elder and Folgate Street (then 
known as White Lion Street), on which many houses were 
built up from the 1720s. This is shown on the Rocque map 
opposite.  
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Figure 1: Ogilby and Morgan’s map of London, 1676 

 

 

Figure 2: Horwood’s map of London, 1792-9 

Rocque’s Map of London 1741-6

Medieval Map highlighting St Mary’s Priory
and Orchard 1553-1667

Roman Map 

Horwood’s map of London 1799 OS Map of  London 1867
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Goad Insurance Map - 1890 Goad Insurance Map - 1959

Goad Insurance Map; 1944

The plot divisions within the three blocks of the Site were 
mostly established in the 17th and 18th centuries. 
Development in the later part of the 19th century increased 
the scale of the plots, which were often amalgamated to 
create areas on which to build large warehouses especially 
on S1. Large commercial buildings and warehouses, replaced 
the smaller shops and houses, most notably in the case of the 
former Nicholls & Clarke.

The complexity of the different individual plots at the end of 
the 19th century is clearly depicted on the Goad Insurance 
Map of 1890 opposite.

In 1886 a serious fire in an animal emporium located behind 
Blossom Street killed many wild and exotic animals such as 
lions and bears, giving the Site owners an ideal opportunity 
to rebuild more modern warehouses. Soon after Nicholls & 
Clarke expanded their holdings in the area. They gradually  
acquired adjoining properties in the 1880s and 1890s. The 
buildings and land that Nicholls & Clarke eventually occupied 
were extensive, stretching South from the railway down either 
side of Blossom Street and from Norton Folgate through to 
Elder Street (see Goad Insurance Map: 1944 opposite).

The Site sustained some bomb damage during WWII (1959 
Map Opposite) resulting in the rebuilding of some buildings 
which now form part of the wider Site, including no. 20 
Norton Folgate with its distinctive set back which recalls the 
medieval historic boundary.

Significant economic and social changes occurred in the 
second half of the 20th century, and the Site and surrounding 
area changed dramatically. Bishopsgate Goodsyard closed in 
1964 after a fire; the wholesale Spitalfields Market moved to 
Leyton in 1991, and Nicholls & Clarke moved to Chadwell 
Heath in Essex in 2003. The main showroom of Nicholls and 
Clarke at nos. 3-9 Shoreditch High Street has been empty for 
ten years, and recently the former showroom has become
a temporary venue for large scale art exhibitions and fashion 
shows.

For further detail on the history of Site refer to the Heritage 
Appraisal.
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2.0 The Site 

2.4.1   Development of Plots: S1

In terms of the historic development of the area, S1 of the 
Blossom Street Site grew from a block occupied by very 
varied activities, industries and buildings into one dominated 
by the operation of Nicholls & Clarke. 

The operation and growth of the company transformed the 
character and appearance of a finely grained part of London 
into one with buildings of a much larger footprint and robust 
scale.  By the early decades of the 20th century, the premises 
of Nicholls and Clarke occupied almost half of the block. 

The builder’s merchant’s business started life in a small unit on 
Shoreditch High Street before expanding through the block 
onto Blossom Street. Closures and consequent purchase of 
other nearby business premises and even a school by Nicholls 
and Clarke saw their operation expand dramatically at the 
end of the 19th century.  By 1890, the premises had expanded 
through the Blossom Street with new warehouse buildings 
constructed and by the middle of the 20th century more of 
the Blossom Street frontage had com under their ownership.  
In the post-war period, the entire Northern half of the block 
had come into their ownership.

Rather than comprehensively redevelop the Site at any point 
for their purposes, the warehouses and showrooms of the 
business grew on a more adhoc basis, and the memory of     
different plot widths and buildings is retained behind the 
frontages to Blossom Street and the 1930s frontage to 
Shoreditch High Street.  The gradual acquisition of plots 
across the block is reflected in the interior of the building, 
the position of party walls between buildings and the general 
character of volumes and spaces within the Nicholls & Clarke 
buildings. 

The Southern part of S1 developed differently, although it 
was subject to significant redevelopment during the late 19th 
and early 20th centuries. The spread of Nicholls & Clarke did 
not reach this far and the more traditional plot-widths and 
scale of the area are better reflected here. Site S1 is largely a 
reflection of late 19th and early 20th century development.

Blossom Street, E1 

Draft Heritage Appraisal 
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Norton Folgate

2.4  Site History

From Worship Street towards Nicholls and Clarke Nicholls and Clarke

Nicholls and Clarke original shop front with new extension Nicholls and Clarke Norton Folgate Court House, Folgate Street ( now demolished)
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2.4.2   Development of Plots: S2

S2 is also dominated by buildings of the Nicholls & Clarke 
enterprise. The warehouses either side of Blossom Street 
highlight the physical expansion of the business beyond its 
original facility on Shoreditch High Street and essentially 
the success of the company.  As with S1, S2 has undergone 
substantial change and the surviving built development on the 
Site has later 19th century origins, with no 18th century fabric 
surviving on Site.  Historically, this Site was much altered by 
the laying out of Commercial Street which cut through the 
Northern end of Elder Street and formed a triangular block 
with the railway line to the North.

2.4.3  Development of Plots - S3

S3 is situated more in the 18th century heartland of the area, 
whereas S1and S2 are somewhat on its periphery. 

This area was largely untouched until the post-war period 
when it was still occupied by small-scale houses, probably 
also incorporating other uses. Historically the properties 
Nos. 11–16 (consecutive) Fleur De Lis Street were rebuilt 
with windows designed to light workrooms, in about 1812 at 
approximately the same time as the building of Loom Court. 
They were, by the late 19th century a squalid court of weavers 
cottages. These were all demolished in the post-war era.

The 18th /early 19th century properties on the Site were 
replaced with a 1970's office buildings and a depot for the 
Nicholls & Clarke operation.

For further detail of the history of Site refer to the Heritage 
Appraisal.

. 

1887 Warehouse on Blossom Street S2 Nicholls and Clarke 1899 S1 Blossom Street Warehouses post war 

Fleur De Lis Street 1955 Elder Street, Loom Court 1956 Elder Street warehouses 
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2.0 The Site 

2.5  Existing Context 

Elder Street is a small Conservation Area yet there are 
dramatic changes in character from one street to the next.
The  panoramic views over illustrate the variegated character  
moving from the city fringe, to 19th century warehouses to 
Georgian town houses all within a few streets.

The three plots all address a number of character areas and 
one of the challenges will be how the proposals will respond 
and mediate between these different areas.

The character of the various areas are described further in 
Section 2.5.4.

Blossom Street

Shoreditch High St Norton Folgate Bishopsgate

Elder Street

S1
AHMM

S1a
Duggan Morris

S3
AHMM

S2
Stanton Williams

S1

AHMM

S1b

DSDHA



21

2.0 T
he Site

2.5.1  Surrounding Land Uses

In terms of the existing density and mix of uses the picture 
here is varied and can be summarised as follows:

Within the Elder Street Conservation Area, Sites S1 and S2 
are dominated by warehouses of Nicholls and Clarke. Many 
of  these buildings are vacant or under used.  There are office 
uses to Fleur De Lis Street and Elder Street towards the 
junctions with Commercial Street. Residential uses dominate 
Elder and Folgate Street in the heart of the Conservation 
Area.

•	 To the City to the West and South, the land use is mainly 
office uses along with A1-3 uses to Spitalfields Market.

•	 To the North along Shoreditch High Street there is a mix 
of local shops, pub, food and beverage units at ground 
with residential uses above. 

•	 To the East to Commercial Street, there is a mix of A1 
uses at ground with office and residential above. 

N

Site plan as existing highlighting existing land uses

A1/A3 Retail

A4 Drinking and establishment

B1 Office

D1 Non residential - Dentist

C1-Hotel

C3 Residential

B8 Storage and Distribution

Vacant
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2.0 The Site 

2.5.2  Structure- Urban Grain 

The urban form of the Site has been shaped by infrastructure. 
To the East, the A10 forms the main arterial route North 
out of the City.  The mainline railway cutting directly to the 
North of Sites S1 and S2 creates a gap between the Site and 
Shoreditch. 

Within the Site, the three plots form distinct blocks, each of 
these having its own character.  

•	 Site S1: Is the largest plot and is a coherent urban block 
with a tighter grain to the South.  There are no pedestrian 
routes through the block and a long unbroken frontage 
is presented to Shoreditch High Street/ Norton Folgate. 

•	 Site S2: Is a fragmented urban block with gaps in its  
frontage to Fleur De Lis Street/ Blossom Street and to 
the railway cutting to the North. 

•	 S3: Is the smallest plot. It forms part of a larger coherent 
block with private amenity at its centre. 

There is a lack of open space within the Site and the public 
realm takes the form of the streets defined by buildings.  

N

Site plan as existing
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2.5.3 Conservation Area and            
  Listed Buildings
The Site lies within the Elder Street Conservation Area.  
There are a number of Conservation Areas around the Site 
including, Brick Lane and Fournier Street Conservation Area 
(LBTH) to the West and the South Shoreditch Conservation 
Area (LBH) further to the North West of the Site. 

The Elder Street Conservation Area was designated in July 
1969. The Conservation Area is defined by Commercial 
Street to the North and North-East, Norton Folgate to the 
West and by Spital Square and Folgate Street to the South.  
The Conservation Area boundary encapsulates an area of 
townscape with its origins in the early 18th century.  
Originally, the area was given over to principally residential  
development but over time, other uses have been introduced 
and historic plots redeveloped to give smaller areas of varying 
architectural character and appearance.  

The Conservation Area was originally an area of marshy 
ground on the edges of the City of London.  By the mid 13th 
century, the Priory of St Mary Spital was established in the 
area. With the priory came the Hospital of the Blessed Virgin 
Mary without Bishopsgate. Spitalfields took its name from the 
fields laying adjacent to the hospital boundary. The remains of 
the priory and hospital have been designated as a Scheduled 
Ancient Monument.  

Parts of the area were developed for residential use in the 
17th century, but the Georgian houses that survive today 
were built after 1716. The majority of the Conservation Area 
lies within the former St. John and Tillard Estate, one of the 
area’s historic landlords. Elder Street was begun around 1722 
as a row of houses, which were originally only one room deep, 
and these houses now form the core of the Conservation 
Area.  

Although originally built as a more well-to-do suburb to the 
City, by the 19th century, Spitalfields had become very  
overcrowded and poverty was rife. The development of  
Commercial Street to the North-East was principally   
intended to provide the city and Shoreditch with better links 
to London’s docks but the opening of the route in the mid 
19th century also had the impact of removing poor quality 
housing and opening up the area more generally.  

N

Site plan as existing highlighting extent of Elder Street Conservation Area

Scheduled Ancient Monument (SAM)
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2.0 The Site 

Scheduled Ancient Monument Risk Diagram

Demolition of many Georgian properties however, occurred  
during the 20th century, largely as residential use declined in 
the area and other uses maximised opportunities for 
development and intensification. This trend has been halted 
and the area is now a popular place to live and work with 
many of the original Georgian terraced houses restored and 
reused as homes and offices.  

There are some locally listed buildings within the Blossom
Street Site. These are:

S1: Nos 5 -11a Folgate Street

S2: Nos 4- 8 Elder Street

The carriageway to Fleur De Lis Street is also statutorily 
listed.

Scheduled Ancient Monument

Sites S1 and S3 lie wholly within a Scheduled Ancient 
Monument (SAM) of the Priory and Hospital of St Mary Spital 
as defined by the Secretary of State for the Department of 
Culture, Media and Sport. Any unauthorised disturbance of 
the ground within a SAM constitutes a criminal offence. All 
ground within the monument is Scheduled, but the primary 
reason for its designation is that it is the Site of the Priory and 
Hospital of St Mary Spital.

For more detailed information on the SAM please refer the 
Archaeological Assessment. 

N

Mistakenly Scheduled as part of hospital 

precincts

 

Scheduled Ancient Monument Boundary 

Moderate Survival Potential

High Survival Potential

Very High Survival Potential
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The Elder Street Conservation Area can be divided into a 
number of sub-areas which vary in character:

•	 Elder Street and Folgate Street: located at the centre of 
the Conservation Area, the two streets are important for 
the degree of survival of most of the area’s 18th century 
fabric.

•	 Blossom Street, Fleur De Lis Street and Elder Street 
(North): This area retains a number of industrial  
buildings that are reflective of the increased 19th century 
commercialisation.

•	 Norton Folgate: There is a mixed frontage to                     
Norton Folgate which includes remnants of Georgian                           
residential development, Victorian shopping parades, 
the 1930s Nicholls & Clarke warehouse frontage and              
post-war development.  

•	 Commercial Street:  This part of the Conservation Area is 
typified by mid-to-late Victorian development associated 
with the laying out of Commercial Street. 

The following pages describe in more detail the various 
streets and character areas within the Site that make up the 
Conservation Area. 

2.5.4    Character of the Area, Scale 
     and Appearance 

N

Site plan as existing
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2.0 The Site 

2

1 S1 - Shoreditch High Street-Norton Folgate

A busy City Road: View looking South towards Norton Folgate

Shoreditch High Street with Norton Folgate sit on the 
periphery of the Blossom Street Site and plots S1/S1c and 
S1a have frontages to these streets.  

The panoramic view over stitches the elevation of Shoreditch 
High Street with Norton Folgate, highlighting the variegated 
nature of this plot including 1930's corner infill, a pair of 
Georgian buildings, a Victorian parade, post war infill buildings 
and 20th Century buildings belonging to Nicholls & Clarke. 

There are two distinctive grains to this frontage with tighter 
more traditional plot widths to South of Site with larger 
footprints to the North to the area of Nicholls and Clarke's 
premises.  Plots scale is generally 3/4 storeys, with the context 
to South stepping up towards Bishopsgate.  

On the opposite side of the Street, this contrasts with the 
very large scale development of no. 201 Bishopsgate and 
Broadgate Tower. 

To the North of the Site there is a prominent gap created by 
the mainline railway cutting, 

None of the buildings to this frontage are statutorily or locally 
listed. 

N

1

2

2.5.4    Character of the Area - 
     Shoreditch High Street 
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1.
2.

Folgate Street sits on the periphery of the Blossom Street 
Site and plots S1a and S1b will have frontage to this Street.  
This street is significant for the degree of survival of most of 
the area’s 18th century fabric.  

The panoramic view over highlights the variegated nature 
of the frontage to this plot including a 1930's corner infill 
and Edwardian Arts and Crafts buildings at 5-11a Folgate 
Street. This frontage has a distinctive grain with tight, more 
traditional plot widths.

Folgate Street is the one of narrower streets, within the Site, 
measuring 8.5 m at its junction with Norton Folgate. The 
scale of buildings are generally three to four storeys. 

From Folgate Street there are views to 201 Bishopsgate and 
Broadgate Tower; a marked contrast with the finely grained 
context of this area of the Elder Street Conservation Area.

5-11a Folgate Street are locally listed and the carriageway is 
statutorily listed. 

2.5.4    Character of the Area - 
     Folgate Street

1
Panoramic photo looking North  

2
View looking West up Folgate Street

4
View looking East down Folgate Street

3
View looking West up Folgate Street

3
N

4.
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1.

2.

Blossom Street sits within the Elder Street Conservation 
Area and plots S1, S2 and S3 all have frontages to this.  
Blossom Street is characterised by 19th century warehouses 
and these are one of the aspects which gives the Elder Street 
Conservation Area significance. These are complete with 
loading gateways, gas street lights, bollards and road setts. 

Blossom Street is the narrowest street within the Site, 
narrowing from 8 m to 5 m at its junction with Folgate Street. 
The scale of buildings are generally four storeys with a single 
storey to the Depot Site.  

North of Fleur De Lis Street, the frontage includes a variety 
of altered 19th century warehouses associated with Nicholls 
and Clarke.  At the Southern end no. 16 & 17 Blossom Street 
date from 1965.  

To the North of Blossom Street beyond Fleur De Lis Street, 
the street frontage is fragmented to S2 with gaps in the 
historic street line and derelict, vacant and poor quality 
industrial buildings visible  These detract from the appearance 
of the Conservation Area. Blossom Street is terminated by a 
brick wall to the railway.

To the corner of Blossom and Fleur De Lis Street, the 
Depot Site holds the historic street line, but is a poor quality 
utilitarian building.

2.5.4    Character of the Area - 
     Blossom Street

1
Panoramic photo looking South towards Blossom Street 

2
View looking South up Blossom Street 3 View looking North up Blossom Street to Site S2

3.

N
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4

2.

Fleur De Lis Street sits at the heart of the Elder Street 
Conservation Area.  This starts as a pedestrian passage way 
off Shoreditch High Street widening to become Fleur De 
Lis Street at the intersection with Blossom Street and then 
continues to meet Commercial Street to the West. Plots S3, 
S2 and S1 all have frontages onto this street/ passage.  

To S2, the frontage to Fleur De Lis Street is fragmented with 
gaps in the historic street line and derelict, vacant and poor 
quality industrial buildings visible  These detract from the 
appearance of the Conservation Area.

No. 4 Elder Street which is locally listed has frontage onto 
this street. 

From Fleur De Lis Street there are prominent views to 201 
Bishopsgate and the Broadgate Tower. 

2.5.4    Character of the Area - 
     Fleur De Lis Street 

2
View looking West up Fleur De Lis Street

3
View looking towards Fleur De Lis passage View looking down Fleur De Lis Passage from Shoreditch 

High Street4

1
Panoramic photo looking towards Blossom Street of fragmented street edge to Fleur De Lis Street. 

3

1.

N

View looking North up Blossom Street to Site S2
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3

1

Elder Street sits at the heart of the Elder Street Conservation 
Area and the Blossom Street Site.  Plots S3 and S2 both have 
frontages to Elder Street. 

To the South of Fleur De Lis Street,  the two sides of Elder 
Street are central for the degree of survival of most of the 
area’s 18th century fabric. Elder Street is notable for the 
consistent proportions of the street, brick textures and details 
and the prevailing domestic character. These 3-4 storey town 
houses, originally constructed in pairs are grade II listed. The 
carriageway south of Fleur De Lis Street is also listed.  

To the North of Fleur De Lis Street, the character of Elder 
Street changes to become more industrial. The warehouses at 
Nos. 4-8 Elder Street are locally listed. The scale is 3 storeys 
with dormers to the roof. 

At the junction with Commercial Street, the character is  
typified by mid-to-late Victorian development associated with 
the laying out of Commercial Street. 

The views South down Elder Street are dominated by the 
high density commercial development of 280 Bishopsgate 
next to Spitalfields Market. 

2.5.4    Character of the Area - 
     Elder Street

2
East elevation - Elder Street

3
West elevation S3 - Elder Street View down Elder Street at Junction 

with Fleur De Lis Street4

1
East elevation - Elder Street

2

4

N
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1.

2.

1
View at junction of Elder and Commercial Street

Commercial Street is located on the periphery of the Site and 
the Elder Street Conservation Area. Plot S2 has frontage to 
Commercial Street and Plot S1c follows the alignment of the 
railway cutting.

This part of the site was influenced by the laying out of 
Commercial Street in the mid eighteen century, and acts as an 
important traffic route connecting Spitalfields to Shoreditch 
High Street. It is characterised by commercial uses with 
some residential above. Commercial Street is a wider street 
refecting its function as a main transport route. The scale of 
buildings vary from  4-6 storeys along the street. 

The frontage of Plot S2 at the corner of Commercial Street 
and Elder Street is fragmented. 161 Commercial Street  
occupies a triangular corner site and is in a dilapidated state.  
The gap between no 2 and 161 was a passage way which 
formed an entrance to Nicholls and Clarke.  These form a 
group of semi derelict, 19th century buildings which detract 
from the appearance of the Conservation Area.

Further North West up Commercial Street, the site presents 
a fragmented elevation to the railway cutting with the gable 
end to 1887 warehouse and the service elevation of the 1927 
Warehouse visible. 201 Bishopsgate and the Broadgate Tower, 
which also follow the allignment of the railway dominate the 
views.

2.5.4    Character of the Area - 
     Commercial Street 

2
View of Site from Commercial Street over railway cutting with views to 201 Broadgate.

N
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2.5.5  Landscape and Public Realm

Bishopsgate Goodsyard

Blossom Street

Spitalfields Market

Petticoat LaneLiverpool Street

Finsbury Circus

Broadgate

Principal Place

LIVERPOOL STREET

SHOREDITCH HIGH STREET

ALDGATE
A10

This section provides an overview of the existing landscape 
and public realm conditions in the vicinity of the Site. 

The Blossom Street project area is located within part of 
a bigger block stretching from Norton Folgate in the West 
to Commercial Street in the East and bound by the railway 
to the North and edges of Spitalfields Market to the South. 
Within these distinct edges the block has a clear ‘interior’ 
character as a result of a distinct change in scale, grain and 
materiality on Blossom Street, Elder Street, Fleur De Lis 
Street and Folgate Street.

Blossom Street block is one of a number of such ‘interiors’ 
that can be found bordering the A10, each with a distinct 
character and feel. 

The Blossom Street area character is strongly defined 
by its industrial heritage and particular grain of domestic 
buildings. Unlike the retail led Spitalfields Market, the large 
scale corporate nature of Broadgate or the bustling street 
life of Petticoat Lane, Blossom Street has a calm but eclectic 
atmosphere derived from both the character of its buildings 
and its streetscape. 

Heritage Context

The existing public realm associated with this project is 
located entirely within the Elder Street Conservation Area, 
and is lined with a number of listed buildings.  A key designation 
within this area relating to public realm proposals is the listed 
carriageway setts on Fleur De Lis Street, Elder Street and 
Folgate Street which contribute strongly to the overall grain 
and character of the public realm.

Permeability and Movement 

There is currently very little vehicular movement through the 
Site as a result of restrictions along Elder Street and Folgate 
Street. The majority of vehicular moment is currently taxis 
running between Commercial Street and Norton Folgate, 
and deliveries to commercial properties to the South of 
Blossom Street.  There is a steady but relatively low level of 
pedestrian movement through the Site. This is mostly taking 
advantage of East-West connections via Folgate Street and, 
to a lesser extent, Fleur De Lis Street. Future proposals for 
Principal Place and Bishopsgate Goods Yard have the potential 
to further increase this East-West pedestrian flow. 

Diagram locating the Blossom Street Site within a wider context of estates, or interiors, attached to the A10 - each with distinct characters and qualities.

Bishopsgate Goodsyard

Spitalfields Market

Petticoat Lane
Liverpool Street

Finsbury Circus

Broadgate

Principal Place

Blossom Street
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Public Realm Areas

The existing character of the Site, and its immediate 
surroundings can be broadly divided into the streets that 
make up the interior of the area (Blossom Street, Fleur 
De Lis Street, the Fleur De Lis Street Passage, Elder Street 
and Folgate Street) and the major roads of Shoreditch High 
Street/Norton Folgate to the West and Commercial Street to 
the East. There is a lack of open space within the Site and the 
public realm takes the form of the streets defined by buildings.  
The nearest public open space is Elder Gardens off Folgate 
Street. 

Surrounding Developments

The context of the Blossom Street area is set to change 
significantly over the coming years.  Principal Place and The 
Stage developments will alter the scale and permeability of 
Shoreditch High Street adjacent to the Site. This collection of 
projects will give a new frontage to Shoreditch High Street 
opposite the Blossom Street Site, with a new public space and 
pedestrian links to and from the Site.

The Bishopsgate Goods Yard project will change the 
relationship between Commercial Street, Shoreditch High 
Street and Bethnal Green Road. A number of new routes are 
proposed as part of this project that have the potential to 
better connect the Blossom Street area to Bethnal Green 
Road in the North East across the railway and improve 
accessibility to Shoreditch High Street station. The sizeable 
public realm associated with this project offers the potential 
for the intimate spaces of the Blossom Street area to be 
brought into closer proximity with larger open green space.

Diagram identifying the key public realm areas associated with the Blossom Street Site 

Elder Gardens
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This section provides an overview of the existing transport 
conditions in the vicinity of the Site. This includes a review of 
the following:

•	 Site context;
•	 The local road network and vehicular access;
•	 Public transport accessibility and service provision;
•	 Cycle access; and
•	 Pedestrian access

Site Context

The Site is located in the LBTH. The Site occupies a prominent 
position on the city fringe between the existing City of London 
and Shoreditch, North East of Liverpool Street station. The 
Site lies on the Western edge of LBTH. It is adjacent to the 
Borough boundaries with the City of London to the South 
West of the Site, and London Borough of Hackney (LBH), 
North of the Site.

Local Highway Network

Norton Folgate / Shoreditch High Street (A10) and 
Commercial Street are part of the Transport for London 
Road Network (TLRN). Therefore Transport for London, 
(TfL) on behalf of the Mayor of London, is the responsible 
Highway Authority. 

A marked loading and parking bay is provided on the Eastern 
side of Shoreditch High Street next to the Site’s Western 
frontage refer to Site plan over.  No stopping is permitted 
in this bay during the hours 7am to 7pm, on any day, except 
between 1000 and 1600 when the:

•	 Northern part may be used for loading to a maximum 
duration of 20 minutes, and by disabled badge holders for 
stays of up to 3 hours; and 

•	 Southern part may be used for parking of up to 1 hour 
duration with no return within 2 hours.

Folgate Street and Blossom Street are narrow two-way 
cobbled streets forming part of the Elder Street Conservation 
Area. The junction of Blossom Street and Folgate Street is 
further reduced, which restricts the size of vehicle that can be 
accommodated safely at this junction.  A marked loading bay is 
provided on Blossom Street.

2.5.6  Transport & Movement

Existing Site plan illustrating local highway network and parking provision 
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Fleur De Lis Street, which also forms part of the Elder Street 
Conservation Area, is pedestrianised for a section (between 
S1 and S1c), with bollards at both ends restricting access to 
vehicular traffic. The remainder of Fleur De Lis Street is a 
two-way cobbled street. Fleur De Lis Street, Folgate Street 
and Elder Street are listed carriageways.

Gated barriers are present on Folgate Street and Elder 
Street. These restrict the vehicular access routes to/from 
Blossom Street and the Site, to either Fleur De Lis Street via 
Commercial Street, and/or Folgate Street via Norton Folgate.
Residents parking bays are provided on Elder Street and 
Folgate Street. The streets are subject to LBTH Controlled 
Parking Zone A6, which operates between 0830 and 2200 
Monday to Sunday for resident parking bays and between 0830 
and 1900 Monday to Friday and 0830 to 1400 on Sundays for 
business bays. 

Double yellow lines are provided on Blossom Street and 
Fleur De Lis Street.

Public Transport Accessibility Level (PTAL)

The close proximity of the Site to public transport services is 
reflected in the high level of public transport accessibility. The 
Public Transport Accessibility Level (PTAL) is a measure of 
the accessibility of a location to the public transport network, 
taking into account walk access time and service availability.
PTAL is categorised in 6 levels, 1 to 6 where 6 represents a 
high level of public transport accessibility and 1 a low level 
of public transport accessibility. The current PTAL index for 
the Site and immediate surroundings is 6b or ‘Excellent’, this 
being the highest level achievable.

The introduction of Crossrail and increases in underground 
service frequencies, as noted below, will further improve the 
accessibility of the Site by public transport. The plan over  
demonstrates the public transport facilities in the vicinity of 
the Site.

National Rail

The Site is well situated for access to National Rail services at 
Liverpool Street station, which is approximately 570 metres 
walking distance from the Site.

Existing Site plan illustrating public transport connections 
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Liverpool Street mainline station is the terminus for the West 
Anglia mainline to Cambridge, the Great Eastern mainline to 
Norwich as well as many local commuter services to parts of 
East London, Essex and Hertfordshire. It is also served by the 
Stansted Express.

Further afield services to Hertford, Welwyn Garden City and 
Letchworth can be accessed from Moorgate Station.

London Overground

Shoreditch High Street London Overground station is 
approximately 320 metres walk distance from the Site. It 
provides connections to West Croydon, Dalston, Highbury & 
Islington and Crystal Palace.

London Underground

Liverpool Street London Underground station is also 
approximately 570 metres walk distance from the Site and is 
served by the Central, Circle, Metropolitan and Hammersmith 
& City Lines.

The Circle Line operates between Hammersmith and Edgware 
Road travelling in a loop via central London including King’s 
Cross St Pancras, Blackfriars and Victoria.

The Central Line provides connections to the East via Mile 
End, Stratford and Leytonstone towards Epping and to the 
West via Central London towards Ealing Broadway/West 
Ruislip. The Circle Line provides numerous connections 
around Central London.

The Metropolitan Line provides connections to the West and 
North West London via Central London towards Wembley 
Park and Harrow-on-the-Hill, where it then branches out 
towards Uxbridge, Amersham, Chesham or Watford.

The Hammersmith & City Line provides connections to the 
West via Central London towards Hammersmith and to the 
East via Bow and West Ham towards Upminster.

Aldgate East Underground station is also approximately 
960 metres walk distance from the Site and is served by the 
District and Hammersmith & City Lines.

The District line operates between Ealing Broadway, 
Wimbledon and Richmond to the West and Upminster to 
the East via Whitechapel, Tower Hill, Victoria and Earl’s Court.

It is also served by the Hammersmith & City Line as discussed 
above.

Further afield, the Northern Line, Hammersmith & City Line, 
Circle Line and Metropolitan Line can be accessed from 
Moorgate Station.

Bus Services

The Site is well served by bus services. The nearest bus stops 
are located on Norton Folgate / Shoreditch High Street, which 
are served by routes 8, 26, 35, 42, 47, 48, 78, 135, 149, 242, 344 
and 388. Numerous other services are available in the vicinity 
of the Site from Worship Street and Commercial Street bus 
stops. Several buses operate 24 hr. services, including route 
149, 242, 344. In addition bus routes 11, 23 and 133 can be 
accessed from Liverpool Street Bus Station.

Pedestrian Network and Facilities

The proposed development is highly accessible on foot; the 
pedestrian network around the Site provides a good level of 
accessibility on foot to surrounding facilities, including public 
transport nodes and local amenities.

All roads near the Site have footways on both sides and are 
street-lit. A zebra crossing is provided adjacent to S1 on 
Norton Folgate / Shoreditch High Street. This provides a 
safe crossing point for pedestrians walking between the Site 
and the Northbound bus stop as well as to / from Liverpool 
Street station located further South. Further South, at the 
junction of Norton Folgate and Primrose Street, a signalised 
crossing is provided. On Commercial Street a signalised 
crossing is provided, South of the junction with Fleur De Lis 
Street. These provide key connections along the North South 
pedestrian desire line between Liverpool Street Station via 
Norton Folgate and Aldgate East Station via Commercial 
Street.

Cyclists

The Site is well served by designated cycle routes. Bishopsgate, 
Spital Square, Elder Street and the Eastern end of Fleur De 
Lis Street all form part of the London Cycle Network. Elder 
Street and the Eastern end of Fleur De Lis Street are also 
signed as quiet routes for cyclists, together with Worship 
Street, Norton Folgate and Folgate Street.

The Western side of Norton Folgate has a bus lane which can 
also be used by cyclists. A raised cycle lane is provided along 
the Eastern side of Norton Folgate, which starts just North 
of the zebra crossing and continues Southbound.

The Site is within a fifteen minute catchment from most 
central London destinations. There are several Barclays Cycle 
Hire docking stations within close proximity of the Site. These 
include:
•	 Commercial Street: 15 spaces;
•	 Norton Folgate: 21 spaces; and
•	 Appold Street: 25 spaces.

Car Clubs

Car Club spaces within a short walk of the Site include:
•	 Folgate Street: 1 space (City Car Club);
•	 Spitalfields – Wheeler Street: 2 spaces (Zipcar);
•	 Spitalfields – Lamb Street:1 space (Zipcar);
•	 Shoreditch - Curtain Road: 1 space (Zipcar);
•	 Spitalfields – Brushfield Street West: 2 spaces (Zipcar); 

and
•	 Spitalfields – Brushfield Street East: 2 spaces (Zipcar)

Future Transport Proposals

Crossrail will provide a rail connection through central London 
linking Maidenhead and Heathrow Airport in the West to 
Shenfield and Abbey Wood in the East. An intermediate stop 
will be provided at Liverpool Street station. At peak times, 
up to 24 trains per hour will operate via the core section in 
each direction, tunnelled under central London. As well as 
at Liverpool Street station, stations will also be provided at 
Paddington, Bond Street, Tottenham Court Road, Farringdon 
and Whitechapel. 

In 2018 Crossrail will start running through Liverpool Street, 
which will include a new interchange to and from Moorgate 
station. This high frequency East-West service will significant 
by increase capacity (a 10% increase to rail capacity in the 
capital) and reduce journey times to key destinations.

In addition, TfL’s on-going upgrade of the Underground 
network, will lead to an increase in capacity of services on 
the Circle, Hammersmith and City, Metropolitan and District 
lines.

Summary

In summary, the Site is extremely well located in terms of 
public transport, local amenities and employment. The level 
of public transport provision in conjunction with the existing 
pedestrian and cycling facilities will encourage employees and 
visitors to use a variety of modes to access the Site other 
than the private car.
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2.5.7 Tall Buildings and Townscape

N

Site plan as existing highlighting heights of existing buildings

1 Storey

2 Storey

3 Storey

4 Storey

5 Storey

6 Storey

10 Storey

14 Storey

20+ Storey

As noted the surrounding context includes varying heights 
and densities. 

Within the Elder Street Conservation Area the scale is largely 
three to four storeys stepping up to five to six storeys to the 
edge of the Conservation Area on Commercial Street. There 
is much variation in parapet heights which reinforces the  
variegated character of the Site. 

To the North of the Site there is a prominent gap to the 
railway cutting. The scale on Shoreditch High Street is             
generally four storeys. The triangular site North of the       
cutting is allocated for a tall office development in LBH’s DPD.

To the South, the townscape is dominated by larger scale 
commercial developments on Bishopsgate. Immediately to 
the South of the Site on Norton Folgate is an office 
development at 4- 6 storeys, stepping up to 13 storeys at 
no. 280 Bishopsgate. To the South West are no. 201 
Bishopsgate and Broadgate Tower.

To the West of the Site there are a number of large, high   
density projects have been consented.  A new 50 storey      
residential tower and 15 storey office block with a new 
public square is proposed opposite the Site fronting Shoreditch 
High Street. 

A townscape and visual impact assessment has been carried 
out by Peter Stewart Consultancy, and is submitted with
the application.  A total of 18 views have been selected for 
assessment in consultation with LBTH. The views are fully 
rendered representations of the Proposed Development in 
order to show the finished characteristics of the Proposed 
Development.
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2.6 Other Proposed Developments   

The Site sits on the City fringe between the existing City 
of London and Shoreditch to the North where a number of 
large, high density projects have been consented or are due 
to be submitted in the next twelve months.  

The plan on the right indicates the various neighbouring 
developments, both existing, consented and proposed. Of  
these, two have particular relevance to the Site:

Principal Place
A new 50 storey residential tower and 15 storey office block 
with a new public square. fronting Shoreditch High Street. Site 
S1 will form a fourth elevation to this new civic space. The 
new space will also form a visual termination to Fleur De Lis 
Passage.

The new public square will act as destination along the GLA 
route from Liverpool Street Station following through 201 
Bishopsgate. This in turn has the opportunity to link through 
the Blossom Street Site down Fleur De Lis passage to the 
Bishopsgate Goods Yard Development. 

Bishopsgate Goods Yard
There is potential to connect the Site to development  
proposed for the Goodsyard through new routes.  A number 
of new routes are proposed as part of this project that have 
the potential to better connect the Site to Bethnal Green 
Road in the North East across the railway and improve 
accessibility to Shoreditch High Street Station. The sizeable 
public realm associated with this project offers the 
potential for the intimate spaces of the Blossom Street Site 
to be brought into closer proximity with larger open green 
space.

One of the key challenges for the proposed development is 
how the proposed design will mediate between the scale and 
character of the developing City Fringe and the Elder Street 
Conservation Area. 

Plan illustrating existing, consented and proposed development around the Blossom Street Site

2

Proposed schemes

Recent Developments

Consented schemes

Local Landmarks

Blossom Street, E1
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Principal Place The Stage Avant Garde

Shoreditch Village The London Fruit & Wool Exchange

Bishopsgate Goods Yard

Principal Place Bishopsgate Goods Yard
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2.7 Planning History of the Site 

In 2011, consent was granted for the redevelopment of the 
former Nicholls and Clarke Site and adjoining Depot Site, for 
commercially led mixed use purposes, comprising buildings 
between 4 and 9 storeys in height measuring 48.40m AOD 
(plus plant), to provide approximately 18,775sqm of B1 
(Office); approximately 663sqm of A4 (Public House),            
together with the recreation of a new public space                      
(Blossom Place); provision of new access to Blossom Place; 
highway works and public realm improvements to Shoreditch 
High Street and Blossom Street and provision of managed off 
street servicing and parking facilities 

For further details of the planning history of the Site refer to 
the Planning Statement submitted with this application.  

Consented Scheme:  Proposed ground floor plan (NTS)
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The Nicholls & Clarke and Depot Sites
Design Statement  October 2010

The Depot Site Proposals 
The proposed newbuild office and SME block on the corner of Blossom Street and 
Fleur de Lis Street will enhance the employment offer within the overall scheme and 
re-establish the street corner at this location by lining through with the frontage lines 
and rooflines of its (20th century) neighbours. The main envelope consists of ground 
plus four floors served from a principal core accessed from Fleur de Lis Street, the top 
floor being recessed to match the attic storey of the adjoining buildings. The elevations 
are simply conceived, with facades consistent with adjacent building lines in framed 
sections echoing the character of the nearby warehouses. Servicing provision is 
made at basement level and in part of the top floor. A service lay-by zone is provided 
on the Blossom Street frontage. The modelled illustrations show how the building is 
integrated with its immediate neighbours to the east and south, whilst expressing its 
own distinct identity as part of the new development. 

Ground floor plan First floor plan

Second floor plan

Third floor plan

Fourth floor plan

Fleur de Lis Street - north elevation Blossom Street - west elevationView of Depot Site looking south Consented Scheme: View looking up North from Norton Folgate

Consented Scheme:  Aerial view looking North West

Consented scheme: View looking South from Shoreditch 

Consented scheme: View looking South from Blossom Street
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2.8 Planning Policy Context 

The development of the scheme is a combination of the brief 
the physical context and the planning context. Section 38 (6) 
of the Planning and Compulsory Purchase Act 2004 requires 
local planning authorities to determine planning applications 
in accordance with the statutory development plan, unless 
material considerations indicate otherwise. The statutory 
development plan for the purposes of Section 38 (6) 
comprises (i) The London Plan (2011), being the Spatial 
Development Strategy for Greater London, and (ii) The 
Tower Hamlets Core Strategy (2010) and Managing 
Development Document (2013). Of note, the London Plan is 
the subject of an ongoing review of alterations (Future 
Alterations to the London Plan) while there are a number of 
guidance documents emerging at the local level.

The key policies for consideration in this application relate 
to design and heritage. With the Sites location entirely within 
the Elder Street Conservation Area, part of the Site  
containing a Scheduled Ancient Monument and a number of 
listed streets, buildings and locally listed buildings within or 
nearby the Site the physical appearance of the proposals has 
been key. To this end, design policy (DM24) within the LBTH 
Managing Development Document requires all new 
development to be designed to the highest quality standards 
including sensitive design that responds to and enhances the 
local character and setting of the area. Policy DM27 concerns 
heritage and the historic environment. The policy requires 
developers to protect and enhance the borough’s heritage 
assets, their setting and their significance as key elements 
of developing the sense of place of the borough’s distinctive 
‘Places’.

The quality of the new architecture has been developed 
alongside a thorough understanding of the heritage 
environment of the Site to produce a scheme of outstanding 
quality. The design, heritage considerations and other planning 
matters are explored in more detail in the Planning Statement 
submitted with this planning application.
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2.9 Constraints and Opportunities 

Below are a number of factors that have influenced the design 
process.

Regenerate a run down area, rejoin and reconnect three sites.

Seize the opportunity to create a new destination around a 
mixed use offer, containing work space, living and leisure uses.

Improve pedestrian access and permeability through the 
Site to surrounding areas and make strategic connections 
to the proposed future developments at Principal Place and 
Bishopsgate Goods Yard.

Improve what the public realm offers across the Site in an 
area where there is little public space and the existing offering 
is largely pavement. 

Opportunity to create a new civic facade fronting a major 
new public space at Principal Place. 

Respect the historic street pattern and enhance the setting of 
the Conservation Area including:

•	 Opportunity to repair and reinforce the historic street 
pattern along Fleur De Lis and Blossom Street.

•	 Opportunity to provide termination to the view North 
up Blossom Street.

•	 To retain and integrate existing buildings which reflect 
the rich history of the Conservation Area. 

Create a new place to live and work.

To enhance the various street characters that are found on 
the Site.

Explore height in strategic and appropriate locations which 
responds to the emerging development on the City Fringe.

Explore energy efficiency between existing and new 
sustainable buildings.

Aerial photograph looking West of the existing Site 
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