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4.0  Masterplan 

4.3 Approach and Principles

N
4.3.2  Restoring the Historic Street Pattern  

The masterplan seeks to repair the broken street frontages 
to Fleur De Lis Street and Blossom Street, and to reinstate 
the historic street pattern at the heart of the Conservation 
Area. 

The key design principles include:

•	 Plot S2 creates new frontages to Blossom Street and 
Fleur De Lis Street by infilling the gap site and repairing 
the urban block. These new frontages follow the historic 
street pattern.

•	 The form of Plot S3 reinforces the historic street pattern 
to Blossom Street, Fleur De Lis Street and Elder Street.

•	 These two moves reinforce the historic importance of 
Fleur De Lis Street and Passage.

•	 Nicholls and Clarke Yard provides a positive termination 
to Blossom Street and provides a new setting for the 
1887 warehouse and 1927 warehouse facade.

•	 The scale of new frontages responds to the predominant 
four storey scale of the historic streets in the  
Conservation Area.  The form and massing of new 

      buildings are designed to reinforce the street level 
      experience within the Conservation Area. 

•	 The masterplan also seeks to repair the fragmented edge 
of the Site to the railway, where the urban fabric was 
damaged by the cutting through of the mainline railway 
route to Liverpool Street.  Plots S2 and S1c create a new 
frontage to the railway and repair this edge.

Proposed	ground	floor	plan
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Proposed view of Blossom Street Proposed view of Fleur De Lis Street
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4.3 Approach and Principles

4.3.3  Enhancing Permeability and Public Realm 

The masterplan proposes to reconnect these disjointed 
group of Sites and stitch them into the local area through 
new routes and create connections to the proposed new 
developments at Principal Place and The Goodsyard. 

Three new yard spaces are proposed as part of the masterplan 
which engage a network of new pedestrian routes through the 
Site. The new public realm will provide welcome relief within 
the tight network of existing streets and the busy roads of 
Shoreditch High Street and Commercial Street.  These small 
scale yard spaces will draw on the character of spaces with 
the surrounding historic blocks. Active frontages at ground 
will animate the new yards and open space. 

The key design principles include:

•	 Blossom Yard     
This recalls the historic space of Blossom Place which 
once existed on Site S1. The yard space will provide a new 
publicly accessible space between the buildings S1, S1a 
and S1b as well as a new pedestrian connection between 
Blossom Street and Norton Folgate. It is proposed that 
this yard become a new piece within the interior of the 
block, sharing a material relationship with Blossom Street 
whilst accommodating uses spilling out from the buildings 
at its edges.

•	 The entrance to Blossom Yard will be through 18 & 19 
Norton Folgate, off which Plots S1 and S1a are accessed.  
Public house, retail, food and beverages uses will provide 
active frontages to animate the yard.

•	 Nicholls and Clarke Yard    
This new yard space provides a positive termination to 
the Northern end of Blossom Street and a positive   
setting for the 887 Warehouse on S1c and retained 1927 
warehouse facade on S2. This new public space will be 
able to accommodate a variety of uses, including people 
spilling out from the proposed A3 uses on either side.

•	 Elder Court and Passage    
From Nicholls and Clarke Yard, a pedestrian route is  
created through Plot S2 which recalls the historic   
passages. This route engages the open court at the heart 
of the plot and will be  animated by the entrance to office 
elements above, the Elder Street warehouses and the A3 
uses along its length. 

Illustrative	aerial	cutaway	of	proposed	ground	floor
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S1: Blossom Yard

S1: Norton Folgate Entrance S1: Arcade to Shoreditch High Street

Nicholls and Clarke Yard 

1 3

2

S2: Elder Passage Entrance

5

S2: Elder Passage and Court

64

3
At the corner of Commercial Street, there is potential for this 
route to continue to connect to the development proposed 
as part of Bishopsgate Goods Yard and then to Shoreditch. 
This route directs pedestrian flows through Plot S2 to avoid 
quieter residential areas to Elder and Fleur De Lis Streets. 

•	 Fleur De Lis Passage     
A3 uses along the edge of S1 and new office entrance to 
S1c will create active frontages, encouraging this historic 
passage be used as a pedestrian route.  The passage will 
have a visual link to Principal Place.

•	 Improved Shoreditch High Street   
Improvements are proposed to the loading bay on 
Shoreditch High Street to improve the public realm. It 
is proposed to widen the bay to 3m to accommodate  
delivery vehicles. The levels of the loading bay will be  
adjusted in order to be flush with the existing footways  
levels, enabling the bay to be part of the footway extents 
when not in use.  This, in combination with the proposed 
arcade space to Plot S1, will improve the capacity and 
quality of the public realm at Shoreditch High Street.

•	 S3         
To the new residential element S3, the pattern of front 
doors on Elder Street are continued extending along 
Fleur De Lis and Blossom Street to create active  
frontages. From these entrances the private residential 
amenity space for residents  is accessed.

The images illustrate the new public realm and proposed 
pedestrian routes though the Site. 
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4.3.4  Active Ground Floor 

At ground floor a mix of A1, A3 and A4 uses are proposed 
across Plots S1/ S1c, S1a, S1b and S2.  S3 will have a small A1 
unit.

The master plan for the retail, food and beverage seeks to 
provide a range of different unit types and floor plate sizes to  
attract local and independent tenants, in the spirit of the 
small scale business which historically existed on the Site. The 
aspiration is for Blossom Street to become a new destination 
known independent and specialist operators. 

The key design principles include:

•	 The master plan for the office component seeks to  
provide a range of different office types and floor plate 
sizes to attract a range of tenants from more established 
law/ creative firms, to tenants from the emerging TMT 
sector and local SME’s. Key to this is the offer at ground 
floor.

•	 The ground floor environment with its range of retail, 
cafe and restaurants will create a sense of place which 
hopes to appeal to occupiers from the office elements, 
who promote minimal distinction between work and  
personal life. It  looks to create places where employees 
can socialise and work collaboratively away from the  
traditional office environment.

•	 Small units will be provided for new occupiers and start 
ups to encourage a diverse range of occupiers.

•	 Food and beverage uses will be food led therefore not 
creating a new late night destination.

•	 Retention of the public house on Folgate Street.

•	 New public spaces for outside dining will be diverted 
away from Fleur De Lis Street and Elder Street.

•	 No A1- A4 uses proposed on Elder Street.

The adjacent plan illustrates the proposed variety of retail 
and food and beverage offer across the Site.

Masterplan:	Ground	floor	plan	illustrating	proposed	uses
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S1: Arcade and retail units to Shoreditch High Street S1: Outside seating for public house in Blossom Yard

S1a: Small retail unit on corner Norton Folgate and Folgate 
Street

S1b: Retention of the public house on Folgate Street

1 3

2

S2: Elder Passage

64

3 5

S1a: New entrance with active frontage to Norton Folgate

2
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4.3 Approach and Principles

4.3.5  A	Variety	of	Office	Space

Above ground floor, office uses are proposed across Plots S1/ 
S1c, S1a, S1b and S2. 

The master plan for the office component will provide a 
range of different office types and floor plate sizes to attract 
a range of tenants from more established law/ creative firms, 
to tenants from the emerging TMT sector and local SME’s.

The mix of floor plates will create an environment whereby 
smaller business locate next to more established ones to 
foster collaboration and innovation. 

The key design principles include:

•	 Floor plates will range from 500 sq ft to 20,000  sq ft,  
providing for companies at every stage of their   
development.

•	 20% of the area will comprise floor plates under 2500 
sq ft.

•	 Buildings are designed to be multi let.

•	 The larger floor plates of S1/S1c are likely to attract  
established law/ creative firms, S2, tenants from the  
emerging TMT sector with S1a and S1b designed for TMT 
and local SME’s.

•	 Larger floorplates to on S1 and S2 are strategically   
located on the periphery of the Site, addressing the city 
fringe. Smaller floorplates are proposed to S1a/ S1b   
respecting the tighter urban grain to the South of Plot S1.

•	 Across S1/ S1c, S1a, S1b and S2 there is a mix of new 
build floor space which connects into retained buildings 
in each of the plots. This will provide a exciting mix of 
character spaces contrasting with the new modern office 
space.

The adjacent plan illustrates the variety of floor plate types 
and sizes proposed across the Site.
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Masterplan:	Proposed	typical	floor	illustrating	office	uses
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Shoreditch High Street

12-15 Blossom Street Warehouses 

S2 Elder Street

4-8 Elder Street

15-19 Norton Folgate

16 & 17 Blossom Street

1887 Blossom Street Warehouse

S1c
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450 m² 300 m² 1200 m² 550 m² 180 m² 240 m² 1000 m² 300 m²
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4.4 Scale and Massing Strategy

The masterplan seeks to mediate between the scale of 
the emerging city fringe to Shoreditch High Street and the 
North of the Site and The Elder Street Conservation Area. 
The approach to developing scale and massing has been an 
iterative one and has been developed through testing of 3D 
views and models with the architect team, townscape and 
heritage consultants. The key design principles are:

Responding to Principal Place
The 2011 consented scheme set the principle of locating 
taller elements to the periphery of the Conservation Area 
to address the scale of Shoreditch High Street, Bishopsgate 
and the emerging city fringe. Since the 2011 application, the 
Principal Place scheme has come forward. In response S1 
forms the fourth elevation to the new civic space of Principal 
Place. This is expressed as a 11 story element (including 
plant). The facade tiers back and steps  reflecting the variation 
in building datums along Shoreditch High Street and Norton 
Folgate, with lower tiers reinforcing the scale of street.  S1c 
steps up to 13 storeys (including plant) to mark the junction 
with the railway. 

Responding to the Scale of Blossom Yard
The South elevation of S1 tiers down to address the scale 
of Blossom Yard, with a 5 storey bay forming a formal 
relationship to the new yard space, signalling the entrance to 
the office element. The new build elements to S1a and S1b are 
4/5 storeys and respond to the scale of Blossom Yard and the 
streets which they address.

Responding the Commercial Street /railway cutting
The taller element on Plots S2 and S1c create a new frontage 
to the edge of the railway.  From Plot S2, the taller element 
of the plot is set back from Fleur De Lis and Elder Street to 
address the wider city.  At 9 storeys (plus plant) this mass 
also mediates between scale on Commercial Street and the 
taller element on S1c.  When viewed from the Commercial 
Street this stepping is seen against Broadgate Tower which 
also follows also follows the alignment of the railway.

Streetscape to the Conservation Area
To Blossom Street the scale drops down to 4 storeys, the scale 
of the existing street.  S3 is 4 storeys which set by parapet 
existing building on Elder Street, a 2 storey penthouse to 
located on Blossom Street. which is set back from the street 
edges. 

The image over illustrates the proposed massing of the 
masterplan. 

Proposed Blossom Street scheme



81

4.0 M
asterplan

As described in Section 1, the Site is compromised of three 
distinct plots. As the concept for the masterplan developed, 
these plots were further subdivided into individual buildings.

Given the scale of the masterplan and the variegated character 
of the Conservation Area it was decided that four different 
architectural practices would be appointed to develop the six 
new buildings within the AHMM masterplan.  

This would ensure a varied character to the new build 
elements and reflect the piecemeal development of the Site.  
The material strategy is for a common material to be used, 
which will link the individual blocks together.  Brick has been 
selected as this common material for its robustness, quality 
and to respond to the character of the Conservation Area.

Furthermore, in order to add a level of detail within the 
individual buildings, to also allow the scale of the buildings 
to become more personal and allow a degree of variation 
across the masterplan to respond to the varying street 
characters, key elements within each building will also be 
highlighted with materials from a further palette.  This wider 
palette will include ceramic tiles, terracotta, recast concrete 
cladding and concrete sills.

In order to aid orientation and navigation around the site, 
S1c, which is a landmark building, will be treated differently. 

The image illustrates the ownership of each building plot 
and how these have been renamed. The plots are hereafter 
referred to by these names. 

4.5 Plots

Aerial photograph looking West of the existing Site 

S1b
S1

S1c

S3

S2

S1a
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4.5 Plots
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4.6 Climate Change

Energy	Efficiency	Measures

The building systems used by the development will take 
advantage of energy
saving devices and best practice control systems to maximise 
energy efficiency.
These include:
•	 Automated lighting controls with presence detection 

switching where appropriate;
•	 Variable speed drives on pumps and fans where   

appropriate;
•	 Low pressure drops on the air delivery systems reducing 

fan energy consumption;
•	 Heat recovery from office air extracts, using thermal 

wheels in air handling units which is the most effective 
medium for heat recovery;

•	 Low energy lighting installations throughout the   
development;

•	 Variable volume DC Fan coil units installed throughout, 
with the flexibility for Tenants to install low energy chilled 
beams or chilled ceilings in S1 and S1C, if desired.

•	 The residential component will be designed such that 
cooling will be installed, but natural ventilation will be    
facilitated to the apartments to prevent overheating  
without the use of air conditioning. As such, cooling has 
not been counted in the energy consumption figures for 
the residential component as this will not form part of 
the regulated energy consumption.

Please refer to Arup’s Energy Statement for more information 
about sustainability.
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