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3.0

Evolving the Design

3.1 Project Vision
British Land and the design team - led by AHMM - started
preparing a feasibility study for the Site in September 2013.
The intention is to regenerate much of this area with a mix of
refurbishment, extension and redevelopment of buildings and
improvements to the public realm for commercial led uses.
The proposals will focus predominantly on sensitively designed
new buildings and bringing the many vacant or under used
buildings back in to economic use, providing commercial space
for smaller businesses as well as larger businesses, providing
new retail premises commensurate with the local character
and introducing a modest number of residential units.There is
an important opportunity to increase employment, improve
the environment and to reconnect these run down and
disjointed group of Sites.
A comprehensive pre-application consultation process has
been undertaken with key stakeholders and others including
the local residents, local Conservation groups, and two rounds
of public exhibition/consultation.

Illustrative Scheme Overview - February 2014
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A new civic facade to Principal Place

Integrating existing buildings

Improving the public realm

The vision for the project is set out below:

attract a range of tenants from more established law/ creative
firms, to tenants from the emerging TMT sector and local
SME’s.

The architecture of the Site should be brick based.

Regeneration of Blossom Street
Regenerate this run down area, enhance its unique character
and create a new destination.
Respecting Heritage Significance
Preserving and enhancing the buildings which make a positive
contribution to the Conservation Area and enhance the
distinct character and appearance of the area with sensitively
designed, high quality modern architecture.
A Mixed Use Development
A mix of land uses that will create a new place to live, work
with public realm, cafés and restaurants as well as 40 new
homes, both market and affordable.
Enhance Permeability
The scheme hopes to stitch the Site into the local area through
new routes with the opportunity to create connections to
the proposed new developments at Principal Place and The
Goodsyard.
Improve the Public Realm
The new public realm should provide welcome relief within
the tight network of existing streets. Active frontages at
ground will animate the new yards and open spaces.
A variety of Office space
The master plan for the office component seeks to provide a
range of different office types and floor plate sizes to

Encouraging Local Businesses
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 spirit of the small
scale business which historically existed on the Site.
Repairing the heart of the Elder Street Conservation
Area
Opportunity to repair the broken street frontage to Fleur De
Lis Street and Blossom Street and repair the historic street
pattern.
High quality sensitive modern architecture which
integrates with retained buildings
Opportunity to repair and respond to the various character
areas of the Elder Street Conservation Area.
Diversity in curatorial approach to existing buildings
Develop an approach to existing buildings which will be
formulated on a building by building basis rather than a blanket
approach across the Site.
Developing an architecture which responds to the
Conservation Area rather than the city fringe
The architecture to the West and South of the Site is
characterised by large, glass curtain walled commercial
developments.

Reinforcing residential use on Elder Street

Reconciling the emerging City Fringe and Elder
Street Conservation Area
The master plan respects and reinforces the existing street
height datums within the heart of the Conservation Area.
Greater height is explored in particular locations to the
periphery of the Site to the developing city fringe, dropping
back towards the Conservation Area.
Sustainability
The master plan expresses a Site-wide approach to
sustainability. The commercial accommodation should aim
to achieve a minimum of BREEAM Excellent for new build
elements, with Very Good for retained elements, while the
residential accommodation should aim to achieve Code for
Sustainable Homes Level 4.
A collaborative approach to developing the design
British Land and the design team propose extensive
consultation to seek the views of key stakeholders in the local
community and allow those with an interest in development
at this area to influence the proposals.
Long term commitment to the Site
British Land have a long term commitment to deliver the
regeneration of the Site and ensure that it is excellently
managed and maintained.

47

3.0

Evolving the Design

3.2 Concept Development
3.2.1 Heritage Assessment

N

As a starting point for the design, a baseline study was carried
out assessing the heritage value of all existing buildings on
Site. The Heritage Appraisal sets out an assessment of the
heritage significance of the site and its surroundings in terms
of policy and guidance. The assessment of the individual
buildings can be found within the ‘Existing Buildings Heritage
Analysis’ appended to the Heritage Appraisal.
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Following this analysis the following buildings were proposed
to be retained. Broadly these are buildings which make a
positive contribution to the Conservation Area and include
all locally listed buildings on the Site.
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Retained elements

Illustrative plan highlighting scope of existing buildings to be retained
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5

FLEUR DE LIS

It is recognised that buildings within Conservation Areas
can make positive, negative or neutral contributions to an
area’s character and appearance. The relevant Conservation
Area Appraisal for Elder Street (adopted in 2007) does not
identify any buildings within these categories. The heritage
assessment does however make a judgement on each of the
relevant buildings’ contribution to the Conservation Area and
uses the distinction of positive, negative and neutral.

S1:
5-11a Folgate Street
16-19 Norton Folgate
Facades to Blossom Street Warehouses (Nos 12-15 Blossom
Street

7

CO

All plots are located within the Elder Street Conservation
Area. Within the Conservation Area boundary, a number of
buildings have been designated as locally listed buildings by
the LBTH. These buildings make a particularly positive
contribution to the character of the Conservation Area.
These buildings are therefore acknowledged as having the
highest comparative value against which the contribution of
other buildings are judged.

6

EET

The methodology used for measuring the value of existing
buildings is a process designed to accommodate known
heritage, conservation, ancient monument and structural
information, as well as the views of KMHeritage, MOLA,
AHMM’s own analysis and AKT’s comments. Each value is
given a rating of 1-4 and the total gives an overall value which
relates to the value of retention. The value and ratings also
take relevant designations into account.
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Scope of Buildings To Be Retained

1

S1a: 16-19 Norton Folgate

2

S1a: 15 Norton Folgate

3

S1b: 5-11a Folgate Street

4

S1: 14 & 15 Blossom Street: Warehouse (Facade Retention Only)
12 & 13 Blossom Street:Warehouse ( Refer to Section 7 for scope
of works proposed)

5

S1c:1887 Warehouse

6

S2: Facade to 1927 Warehouse

7

S2: 4-8 Elder Street

8

S2: Facades retained to 161 Commercial Street
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3.2 Concept Development
S2:
1887 Warehouse
4-8 Elder Street

N

Establishing the final scope of buildings to be retained
on the Site was an iterative process, which developed
through consultation with LBTH, English Heritage and
local stakeholders. Following consultation, further existing
buildings were proposed to be retained to enhance the
scheme including:
S2:
6
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161 Commercial Street Facade
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Blossom Street Warehouses
No 12 & 13 Blossom Street (Timber section of Blossom
Street Warehouses). Proposals will now include more
of the fabric of these warehouses on Blossom Street.
The scheme will aim to retain existing material where
possible whilst adapting the existing structure to
accommodate modern uses. Refer to Section 7 for
description of the scope of work proposed.

5

CO

No 14 and 15 Blossom Street (Concrete section of
Blossom Street Warehouses).The facade will be retained.
The concrete structure will be replaced with a new
timber and steel structure which is in the spirit of the
adjacent timber warehouses.

REET
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15 Norton Folgate

BLO

S1

•
•

ITCH

S1a

•

3
4

The images over illustrate the existing buildings which are
proposed to be retained and demolished. Broadly buildings
which make a neutral or negative contribution to the
Conservation Area are proposed to be demolished.
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T
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For further details refer to the Existing Buildings Heritage
Analysis appended to the Heritage Appraisal.

ELDER ST

•
•

Retained elements
Buildings to be demolished

Illustrative Site plan highlighting scope of existing buildings to be demolished
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Scope of Buildings To Be Demolished

1

S1 No. 2 Shoreditch High Street and No.20 Norton Folgate

2

S1: 3-9 Shoreditch High Street

3

S1b No.14 and No.13 Norton Folgate

4

S1b: 16 & 17 Blossom Street

5

S2 1927 Warehouse

6

S2 2 Elder Street

7

S3 11-16 Fleur De Lis Street and 14-22 Elder Street

8

S3: 10 Blossom Street
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3.2 Concept Development
The following diagrams highlight the key concepts which form
the basis of the masterplan,
Existing Site
The existing Site is comprised of three distinct plots. The
plots are occupied by buildings of various types and ages
from Georgian to mid 20th century. A large proportion of
the existing buildings are vacant or under used. Broken street
frontages to Fleur De Lis Street and Blossom Street detract
from the quality of the Conservation Area. The pedestrian
route of Fleur De Lis Passage is under utilised due to a lack
of active frontages.There is an opportunity to regenerate and
reconnect these run down and disjointed group of Sites.
Assessing the heritage significance of existing
buildings
The masterplan seeks to bring many vacant or under used
buildings back in to economic use and to regenerate and
restore these, so their future secured for the long term. As a
starting point for the design, a baseline study was carried out
assessing the heritage value of all existing buildings on Site.
Establishing scope of buildings to be retained
We are proposing to retain and refurbish a large number of
existing buildings in order to maintain the variegated
character of the Conservation Area as well as enhance the
proposed scheme. Unsightly modern structures will be
demolished and gap sites redeveloped. The retained elements
within the masterplan encompass restoration, refurbishment,
remodelling to facade retention of existing buildings.

Existing Site 2014

Heritage Assessment to assess significance of existing buildings

Scope of existing buildings to be retained

Cleared Site with retained existing buildings

New infill elements
Given the variegated character of the Conservation Area a
number of sensitively designed modern buildings are proposed
which will complement the character of the existing buildings.
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Plot S3: Restoring the heart of Conservation Area
The historic street pattern to Blossom Street, Fleur De Lis
Street and Elder Street is reinforced by a new block at the
heart of the Conservation Area. A residential use is proposed,
reinforcing the domestic character of Elder Street.
Plot S2: Repairing Fleur De Lis Street
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. Plot S2 creates new frontages to Blossom Street and
Fleur De Lis Street by infilling the gap and repairing the urban
block. These new frontages follow the historic street pattern.
This also reinforces the historical route of Fleur De Lis
Passage. The passage will be lined with new active frontages,
encouraging pedestrian movement through to the new public
realm at Principal Place and the wider GLA route through
Shoreditch.
Plot S2:Terminating Blossom Street
A new yard space is proposed to terminate Blossom Street.
This provides a new setting for the retained 1887 warehouse
and retained facade of the 1927 warehouse. New routes
connect this public spaces through Plot S2 to Commercial
Street and the Goodsyard beyond.

S3: Repairing the heart of the Elder Street Conservation Area

S2: Reinstating the historic street line to Fleur De Lis Street

S2:Terminating Blossom Street and a route to the Goodsyard

S1: New infill to the reinforce character of grain

Plot S1: A collection of buildings
A new yard space is created at the heart of Plot S1 reflecting
the position of the SAM below. Around this 15-19 Norton
Folgate and 5-11a Folgate Street are retained with new build
infill to edges of the courtyard reflecting the finer plot grain
which characterises this part of the Site. This contrasts with
the larger floor plates proposed to the North of the S1 which
reflect the existing warehouse condition.
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3.2 Concept Development
Route through 18 -19 Norton Folgate to Blossom
Yard
A new pedestrian route is created to Blossom Yard from
Norton Folgate through 18 - 19 Norton Folgate on S1a and
from Blossom Street through Plot S1b. From this Yard there
are entrances to the S1 and S1b office buildings. At ground
floor, the Yard is lined with active frontages including retail,
pub, food and beverage uses. From this new public space
there is a clear legibility to existing and new buildings defining
a strong identity, thus creating a vibrant heart.
Reinforcing Blossom Street
The project endeavours to retain more of the Blossom
Street Warehouses (nos 12 & 13) with nos 14 and 15 rebuilt
internally along with restoring the 1887 warehouse. This
spine of warehouses reinforces the industrial character of the
street and marks the transition between the Conservation
Area and the city fringe. To Plot S1a, a new infill references
the warehouse architecture and completes this gap site. The
facade to 1927 warehouse is also retained as a memory of
Nicholls and Clarke’s dominance of Plots S1 and S2.
A Civic Facade addressing Principal Place
To Plot S1, the Western façade onto Shoreditch High Street
forms the fourth facade to the new public square proposed
as part of Principal Place. Larger floor plates are proposed at
this location to address the scale of this new space. At ground
floor, a new arcade addresses the street edge, enhancing the
public realm.

S1: A new route through to Blossom Yard

S1: Reinforcing the spine of warehouses to Blossom Street

S1: Addressing Principal Place

Active ground floor frontages

A new destination - active frontages
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 for independent and specialist operators.
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3.3 Early Studies and Massing

Early massing studies explored the developing city fringe and
the concept of locating taller elements to the periphery of
the Site to address the major new public space of Principal
Place, the railway and Commercial Street.

CITY

FRIN

GE

The scale would step back down to the heart of the
Conservation Area. Within the interior streetscape, the
plots respond to prevailing building heights to reinforce the
experience at street level.

CITY FRINGE

Blossom Street: Existing Site

CITY

The Site sits on the edge of the City with taller buildings to the South and West

CITY

FRIN

GE

FRIN

GE

CITY FRINGE

The developing city fringe

CITY FRINGE

Blossom Street mediates between the scale of the developing fringe and the
Conservation Area
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3.4		

Design Evolution

The development of the design has been an iterative approach
with British Land and the design team working closely with
the following consultees:

•
•
•
•

Through formal pre app process with LBTH, English
Heritage and GLA.
Design review panels including CABE and CADAP.
Consultation with local groups as set out in Section 3.5.
Collaborative working within the architect team along
side townscape and heritage consultants.

The following time line visually illustrates at a high level the key
stages of the design development of the project in response
to comments from statutory and public consultation.

March 2014 LBTH
Pre app no 2
On S2, 161 Commercial
Street and 1927 Warehouse
facades now proposed
to be retained following
comments from LBTH & EH.

A more detailed summary of the design evolution of each plot
and how the design has evolved in response to comments
from statutory and public consultation is detailed in Sections
7-11.

January
2014
February 2014
LBTH Pre app no 1
Principles of masterplan
established and scope of existing
buildings to be retained reviewed.
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May 2014
LBTH Pre app no 3
On S2, continued
development of approach
to retained facades to 161
Commercial Street and
1927 warehouse following
comments from LBTH & EH.

July 2014
Public Consultation No.1
Key changes included on retention of
No.15 Norton Folgate on S1a.

3.0 Evolution

August 2014 LBTH Pre app
no 4
Following comments from
CABE, CADAP, GLA and
Public Consultation No.1
key changes included: to S1/
S1c massing revised to break
down facade to Shoreditch
High Street. S1 and S1c
connected via bridges over
Fleur De Lis Passage. S1c
reduced from 15 to 13 storeys.

Community Group Engagement
August 2015
Following Public Consultation No.1 three key changes were
made to address comments from Spitalfields Trust,
Elder Street Residents, Spitalfields Community Group:
-Retaining more of Blossom Street Warehouses,
- Developing approach to facades to Elder Street on S3
- Developing approach to elevations to S1a.

September to November 2014
S3 Further iterations of Elder
Street elevations with Spitalfields
Trust.

October 2014
S1a facade
design developed
in response to
comments from local
groups include
Spitalfields Trust.

LBTH Pre App 06
November 2014
Articulation and
materialilty to S1c
developed.

December 2014
Planning Application
Submitted.
November 2014
Proposal developed to include more
of the fabric of warehouses to 12 & 13
Blossom Street (timber section).
The scheme will aim to retain existing
material where possible whilst adapting
the existing structure to accommodate
modern uses.
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3.5 Summary of Public Consultation
British Land has undertaken extensive consultation to seek
the views of key stakeholders in the local community and
allow those with an interest in development at this area to
influence the proposals.

•

•

•

•
•

Between September 2013 and December 2014, local
residents, community groups and the wider public have
had the opportunity to learn about and feed back on the
progressing designs
Key community stakeholders, including local residents
and community groups, have had the opportunity to
influence the design of the scheme through a 		
comprehensive programme of meetings, workshops and
exhibitions
Public consultation has been a collaborative effort, with
the feedback received from and work with key 		
stakeholders meaningfully impacting the progression of
designs
Over 300 people have been actively engaged in the
consultation process
Communiqués and invitations to public exhibition events
have been sent to more than 2000 addresses in the local
area and more than 80 community groups.

For further detail on consultation and feedback please refer
to the Statement of Community Involvement included as part
of this application.
Activity
Stage One – September – December 2013
Establishing relationships with key stakeholders to understand
the local context and open up lines of communication
between residents, community groups and British Land.

•

•
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Introductory meetings with:
- Spitalfields Society
- Spitalfields Trust
- Spitalfields Community Group
- Huguenots of Spitalfields
Meet and Greet events for:
- Local Residents
- Tenants

Stage Two – January – May 2014

Stage Three – June – August 2014

Stage Four – August – December 2014

Further engagement with local residents and groups
identified in Stage One, consisting of meetings and updates
on anticipated consultation time line and activity.

Introducing the initial proposals to residents, community
groups and the wider public.

Ongoing engagement with local residents and community
groups in the form of meetings, presentations and workshops
to update on the evolving designs and provide an opportunity
for meaningful input into the substantial design development.

Early feedback on aspirations for the area identified three
areas of particular interest to the community; the appearance
of the new residential block on Elder Street, consideration of
the Blossom Street warehouses and the way in which entry
into the Elder Street Conservation Area should be treated.
The three areas identified in the previous consultation stages
have seen significant changes to the design.
Whilst other elements of the scheme have changed and
evolved, in line with the emphasis placed on those three areas
by the community there have been significant changes to
the design, incorporating to a notable degree comments and
suggestions made by consultees.

•
•
•
•

2nd June 2014 - Design Workshop hosted by British Land
and the design team for local residents and interested
groups
11th and 12th June 2014 - Public Realm walkabout with
the landscape designers, East
5th - 8th July - Public Exhibition on the proposals
Feedback from these three events was published in two
feedback reports.

•
•
•
•

Formal feedback received from residents, the community, •
the Spitalfields Society, the Spitalfields Community Group,
the Spitalfields Trust and the Elder Street residents formally •
identified the three points for key consideration and design •
progression, as noted above.

•
•
•

The Blossom Street warehouses
The elevation of the new residential properties on Elder
Street
The building on the corner of Norton Folgate and Folgate
Street, designed by Duggan Morris Architects.

•

13th August – Spitalfields Trust - Elder Street workshop
21st August – Spitalfields Trust - Duggan Morris
workshop
1st September – Spitalfields Society – presentation and
Q&A
3rd September – Spitalfields Community Group and the
Spitalfields Trustees – Presentation and Q&A
23rd September – the residents of Elder Street –
Presentation and Q&A
8th October – Spitalfields Trust – Site visit
29th October – Spitalfields Trust – Blossom Street
Warehouses workshop
29th November – 2nd December - Public Exhibition on
the final proposals.

The three areas identified in the previous consultation stages
have seen significant changes to the design.
Whilst other elements of the scheme have changed and
evolved, in line with the emphasis placed on those three areas
by the community there have been significant changes to
the design, incorporating to a notable degree comments and
suggestions made by consultees.This is illustrated on the page
opposite.
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Stage Three – June – August 2014

Stage Three Consultation

Formal feedback received from residents, the community,
the Spitalfields Society, the Spitalfields Community Group,
the Spitalfields Trust and the Elder Street residents formally
identified the three points for key consideration and design
progression, as noted above. These were:

•
•
•

S1: Retention of the Blossom Street warehouses, in
particular the northern timber section.
S3:The elevation of the new residential properties on
Elder Street.
S1a:The building on the corner of Norton Folgate and
Folgate Street, designed by Duggan Morris Architects.

For further details of comments refer to letters appended to
Statement of Community Consultation.
Stage Four – August – December 2014
The three areas identified in the previous consultation stages
have seen significant changes to the design and before and
after images are illustrated over for comparison.
For further details of design development refer to design
evolution in Sections 7-11.

S1a - View looking North up Norton Folgate

S1- Blossom Street Warehouses

S3- View looking North up Elder Street

S1- Blossom Street Warehouses

S3- View looking up Elder Street

Stage Four Consultation

S1a - View looking North up Norton Folgate
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3.5 Summary of Public Consultation

Stage Three - Design Workshop - 2nd June 2014

Stage Three - Public Exhibition No .1 5-8th July 2014
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Stage Three - Design Workshop - 2nd June 2014

Stage Three - Public Realm Walkabout - 11& 12th June 2014

Stage Three - Public Realm Walkabout - 11& 12th June 2014

Stage Three - Public Exhibition No .1 5-8th July 2014

3.0 Evolution

Stage Four - Public Exhibition - 1st December 2014
- History Room

Stage Four - Public Exhibition - 1st December 2014

Stage Four - Public Exhibition - 1st December 2014

Stage Four - Public Exhibition - 1st December 2014

Stage Four- Public Exhibition - 1st December 2014

Stage Four- Public Exhibition - 1st December 2014

Stage Four- Public Exhibition - 1st December 2014

Stage Four - Public Exhibition - 1st December 2014
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3.6 Summary of Statutory Consultation
British Land has undertaken extensive pre application
consultation to seek the views of Statutory Authorities
during the development the scheme. Consultations have
been undertaken with the following groups:

•
•
•
•
•
•
•
•

London Borough of Tower Hamlets (LBTH).			
Officers - Planning, Access, Housing, Transport and 		
Energy.
Greater London Authority (GLA).
English Heritage.
Greater London Archaeological Advisory Service.
Transport For London.
Metropolitan Police - Secure by Design.
Design Council/ CABE.
LBTH CADAP Review Panel.

A detailed summary of the design evolution of each plot and
how the design has evolved in response to comments from
statutory consultees is detailed in Sections 7-11.
Refer to design review panel letters in Appendices Section
2.0.
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