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4.4

This November 2015 Environmental Statement Addendum (hereafter referred as the ‘November 2015
Addendum’ or ‘this ES Addendum’) takes into account the minor design changes to the Blossom Street
project (refer Chapter 4: Proposed Development) that have occurred since the submission of the
application in December 2014 ES and concludes if any changes to the likely significant effects occurs as a
result changes. This ES Addendum consolidates the environmental assessment of the design changes into
a single ES, presenting commentary (under the heading ‘Update 2015’) for the minor design changes in
the March 2015 ES Addendum (the ‘March 2015 ES Addendum’) by blue text, and the minor design
changes arising from the current design changes by red text. Where relevant, text removed will be denoted
by strike-through, e.g. effect), and updated tables and figures will be denoted by the suffix ‘A’ (e.g. Table
2.10A).
This ES Addendum adopts the following terminology to describe the development descriptions and design
changes:
o Proposed Development: description of the development presented in the December 2014 ES;
o Revised Scheme: description of the scheme incorporating the design changes to the Proposed
Development in March 2015 (the design changes referred as the ‘March 2015 amendments’),
assessed within the March 2015 ES Addendum;
o Amended Proposed Development: description of the development incorporating the current design
changes to the Revised Scheme (the design changes referred as the ‘November 2015
amendments’), to be assessed within the November 2015 Addendum.
For clarification, since the preparation of the December 2014 ES, AECOM has merged with URS
Infrastructure & Environment UK Limited (URS) to become a single environmental consultancy. Reference
within the text to ‘URS’ in the November 2015 Addendum has now been replaced by AECOM Infrastructure
& Environment UK Limited (hereafter referred to as ‘AECOM’).

4.5

4.6

The key changes to the Revised Scheme considered in this Replacement ES (referred to as the Amended
Proposed Development) include the following:

Separation of S1 and 12-13 Blossom Street;

Amendments to the S1 core as a result of disconnecting 12 & 13 Blossom Street;

Creation of a new core to serve 12 & 13 Blossom Street;

Creation of further smaller floor plates for co-working and SMEs, via office space within 12-13 Blossom
Street;

Retention of existing roof profile to 12 & 13 Blossom Street;

Retention and refurbishment of internal fabric of 12 & 13 Blossom Street warehouses, including
maintaining existing structural floor levels; and

Creation of a new amenity terrace for office workers to 12 & 13 Blossom Street.
Since the preparation of the March 2015 ES Addendum, a minor amendment was made to the proposed
accommodation schedule within S3 in June 2015, as part of the submission to LBTH. This comprised of
changing one residential unit from a 2-bed private to 3-bed 5 person affordable unit on corner of Elder Street/
Fleur De Lis Street, to improve the affordable housing provision. No changes to the massing or floor space
were made.
The Amended Proposed Development upon which this assessment is based, is for redevelopment of the Site
to provide a mixed use scheme comprising the following:
Table 4.1A Land Uses / Elements of the Amended Proposed Development – Update 2015
Development Plot

Maximum Height (metres (m)
Above Ordnance Datum
(AOD)) and No. of Storeys

4.2

This chapter of the Environmental Statement (ES) has been written by AECOM in conjunction with input
from the architects and presents an overview of the proposed Blossom Street development (the ‘Proposed
Development’), which is described in detail within the Design and Access Statement (Ref. 4-1), submitted in
support of the planning application.
The Site has an area of 0.91 hectares (ha) and is located within the administrative boundary of the London
Borough of Tower Hamlets (LBTH). The Site is centred upon National Grid Reference (NGR) TQ 33436
82017.

S1

Office (Use Class B1)





11,938
11,968
10,645



Retail (Use Class A1)




406
415



Restaurant and café (Use Class
A3)




909
521



Office (Use Class B1)



928



Restaurant and café (Use Class
A3)



243



Office (Use Class B1)




2,896
2,782



Restaurant and café (Use Class
A3)




511
495



Office (Use Class B1)



1,117



Retail (Use Class A1)



257*



Restaurant and café (Use Class
A3)



337

30.74m
5 storeys (plus roof plant)
(16-17 Blossom Street)



Office (Use Class B1)



1,473*



Retail (Use Class A1)



54

27.98m
4 storeys
(5-11a Folgate Street)



Drinking establishment (Use Class
A4)



393

57.3m (top of roof);
58.4m (top of parapet height)
11 storeys
(including roof plant)

12 & 13 Blossom
Street

As existing - 4 storeys

S1c

64.6m (top of roof);
65.70m (top of parapet)
13 14 storeys
(including roof plant)

Brief Description of the Proposed Development
Brief Description of the Proposed Development – Update 2015
March 2015 Addendum
4.3

The key changes to the Proposed Development considered in the March 2015 ES Addendum (referred to
as the Revised Scheme) included the following:

Separation of S1 and S1c by removing bridge links;

Amendments to the S1c core as a result of disconnecting the S1 and S1c buildings;

Inclusion of an additional floor in S1c as a result of recalibrating floor to floor heights to 3.5m within the
existing planning envelope;

Reduction of the S1 core in size, on L04 – L06, as facilities are not shared with S1c; and

Enlargement of the S1c terrace (an additional 30m2 of space) at L13 for office workers.

S1a

Area (square metres Net
2
Internal Areas (m NIA)



Introduction
4.1

Proposed Land Use

28.58m
4 storeys

S1b

4-1
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Development Plot

Maximum Height (metres (m)
Above Ordnance Datum
(AOD)) and No. of Storeys
50.55m (main roof parapet)
52.585m (top of plant screen)
New build - 9 storeys (plus plant)

S2

Proposed Land Use

Historic Buildings

Area (square metres Net
2
Internal Areas (m NIA)



Office (Use Class B1)



6,952*



Retail (Use Class A1)



N/A*



Restaurant and café (Use Class
A3)



855



Retail (Use Class A1)



62



Residential dwelling (Use Class C3
– market and affordable housing,
with unit sizes ranging from one
bedroom to three bedroom
apartments)



3,994 (40 dwellings)*



Public Open Space Area



1,433



Child Play Space



120



5 standard and 2
disabled residential car
parking spaces; and
2 disabled retail office
car parking spaces

4.12

34.78m
New build (Commercial Street) –
5 storeys
31.10m
New build (lower volume on
Fleur de Lis) – 4 storeys
4-8 Elder Street – 4 storeys

S3

28.03m to 35.15m
4 to 6 storeys
(including roof plant)



Site-wide

Residential car parking spaces and
disabled retail office car parking
spaces



N/A





Office cycle spaces, residential and
retail cycle parking spaces

Visitor cycle spaces



446 417 office cycle
spaces; and
82 80 residential cycle
spaces; and
54 29 cycle spaces.



54 visitor cycle spaces.



Restoring the Historic Street Pattern
4.13
4.14

* Note: Areas do not include storage areas.

4.7

4.8

The Proposed Development is comprised of three distinct plots (S1, S2 and S3). As the concept for the
masterplan has developed, these plots were further subdivided into individual buildings, resulting in the
following plots: S1, S1a, S1b, S1c, S2 and S3.
Floorspace areas provided within this chapter are Net Internal Areas (NIA) (m2). Further detail on the
overall Proposed Development and the three individual development plots is provided below.

4.15

4.16

The Proposed Development has been based on the following key principles and aspects detailed within the
following sections of this chapter.

4.17

Approach and Principals
4.10

4.11

The Proposed Development will reinstate the missing street frontages to Fleur De Lis Street to reinstate the
historic street pattern at the heart of the Conservation Area.
The historic street pattern will be restored as follows:

S2 – will create new frontage to Blossom Street and Fleur De Lis Street by reinstating missing street
frontages and repairing the urban block. These new frontages will follow the historic street pattern;

S3 – the form of Site S3 will reinforce the historic street pattern to Blossom Street, Fleur De Lis Street
and Elder Street; and

The Proposed Development will repair the fragmented edge of the Site at Blossom Street and create a
new frontage to the railway.

Enhancing Permeability and Public Realm

The Masterplan
4.9

As noted in Chapter 1: Introduction of this ES, the Proposed Development will involve the demolition of
some existing buildings and the retention of other existing buildings, due to their historical or aesthetic
importance. The approach to the retained existing buildings has been formulated on a building by building
basis across the Site and is summarised below:

S1:

No 12 & 13 Blossom Street (Timber section). Proposals will endeavour to largely retain and
refurbish these warehouses on Blossom Street. The scheme will aim to retain existing material
where possible whilst adapting the existing structure to accommodate modern uses;

No 13 and 14 Blossom Street (Concrete section).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;

S1c:

1887 warehouse to be restored;

S1a:

16-19 Norton Folgate will be refurbished;

15 Norton Folgate will be restored;

S1b:

5-11a Folgate Street to be refurbished with a new rear extension to Blossom Yard;

S2:

4-8 Elder Street Warehouses will be refurbished with the rear modelled to provide a new
frontage to Elder / Passage;

Façades to 1927 warehouse and 161 Commercial Street will be retained.

The purpose of the Proposed Development is to regenerate the run down and disjointed group of individual
development plots to create a destination which builds on the character of the area and enhances the
character and appearance of The Elder Street Conservation Area.
The Proposed Development will bring many vacant or under used buildings back in to economic use and
implement new buildings for commercial, leisure and retail uses.

The Proposed Development will reconnect the disjointed group of development plots and tie them into the
local area through new pedestrian routes and create connections to the proposed new developments at
Principal Place and Bishopsgate Goodsyard.
Three new yard spaces of the Proposed Development (including Blossom Yard, Nicholls and Clarke Yard,
Elder Court and Elder Passage) will engage a network of new pedestrian routes through the Site. The new
public realm will provide relief within the tight network of existing streets and busy roads of Shoreditch High
Street / Commercial Road.
The small scale yard spaces will draw on the character of spaces within the surrounding historic blocks.
Active frontages at ground will animate the new yards and open space.

Active Ground Floor
4.18
4.19
4-2

Retail, food and beverage providers will deliver a range of different units types and floor plate sizes, which
are likely to attract local and independent tenants.
The key design principles implemented to provide an active ground floor include:
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The office component providing a range of different office types and floor plate sizes which will attract
a varied range of tenants;
The ground floor environment (with its mix of retail, café and restaurants) will create a sense of place
which will appeal to potential tenants;
Small units will be provided for new occupiers and start ups, to encourage local business
The public house on Folgate Street will be retained;
New public spaces for al fresco dining will be created on Blossom Yard and Nicholls and Clarke Yard
however will be diverted away from Elder Street; and
No A1-A4 uses will be provided on Elder Street.

4.30

different strategies for the warehouses – No 12 & 13 Blossom Street (Timber section of Blossom Street
Warehouses) and No 14 & 15 Blossom Street (concrete section of Blossom Street Warehouses refer
construction within ES Chapter 5: Demolition and Construction), which will maintain and enhance the
character of the Conservation Area. The adaptation of the existing warehouses and their fabric, bringing
them in line with the building regulations and making them habitable places to work, the warehouses find a
new use.
Retail and food / beverage uses will be mainly located on the ground floor and offices will occupy the floors
above. The office entrance and reception will be located at ground inside the portico. Within Blossom Yard
there will be a reception area and café.

Scale and Massing

12 & 13 Blossom Street Warehouses – Land Use – Update 2015

4.20

November 2015 Amendments

The Proposed Development will mediate between the taller scale of the emerging city fringe and the
smaller scale within the Elder Street Conservation Area.

4.31

Responding to Principal Place
4.21

4.22

4.23

The 2011 Scheme set the principle of locating taller elements to the periphery of the Elder Street
Conservation Area, to address the scale of Shoreditch High Street, Bishopsgate Goodsyard and the
emerging city fringe.
Since the submission of the 2011 application, the Principal Place scheme has come forward. In response to
this, S1 forms the fourth elevation to the new civic space of Principal Place. This is expressed as an 11
storey element (including plant). The façade tiers back and steps away reflecting the variation in building
datum along Shoreditch High Street and Norton Folgate, with lower tiers reinforcing the scale of street.
S1c steps up to 13 storeys (including plant) to form a gateway to the city.

Access and Amenity
4.32

4.33

Responding to the Scale of Blossom Yard
4.24

4.34

The south elevation of S1 tiers down to address the scale of Blossom Yard, with a four storey bay forming a
relationship to the new yard space. The new build elements to S1 and S1b are 4 storeys and respond to
the scale of Blossom Yard and conservation areas.

4.35

Responding to Commercial Street / the Railway Cutting
4.25

The taller element of S2 and S1c create a new frontage to the edge of the railway. Within S2, the taller
element of the design 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 Commercial Street, this stepping down is seen against 201 Broadgate, which also
follows the alignment of the railway.

4.36
4.37

4.38

Streetscape to the Conservation Area
4.26
4.27

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

4.39

The Masterplan – Update 2015
November 2015 Amendments
4.28

Plot S1 will be entered from Blossom Yard, which in turn, will be accessed from Shoreditch High Street or
Norton Folgate to the west. The public arcade running north-south along Shoreditch High Street will increase
the street width for pedestrians to enter S1 and will link with Fleur De Lis Passage.
Access to the S1 offices will be via the main entrance from Blossom Yard (at ground floor) and office workers
will enter the Site through the passage way on either Norton Folgate or Blossom Street.
The retail spaces will be accessed from both Blossom Street and the public arcade along Shoreditch High
Street. These uses at ground floor will create activity and enhance the public perception of Fleur De Lis
Street.
A café space at ground floor will be directly accessed from both Blossom Street and Blossom Yard, and the
retail and food / beverage uses will be directly accessible from the public realm. These spaces will be served
from the loading bay from Shoreditch High Street and the service corridor at ground floor.
Bridge links and voids will provide a visual link up through the retained warehouses at 14-15 Blossom Street.
From the fourth floor up, every floor will have a terrace and access to outside space. The fourth floor itself will
have a large roof terrace on top of the Blossom Street warehouse, with planted vegetation at the edge of the
parapet, to prevent overlooking into the residential streets beyond.
There will also be service access to the office; cycle access to storage located in the basement (which will be
shared between S1 and S1c); and fire escape egress. In addition to cycle storage, the basement will also
contain changing facilities, plant equipment and refuse storage for both S1 and S1c.
Cycle parking (260 spaces) will be provided in the shared basement for S1 and S1c office employees. This
cycle parking provision will be accessed by stairs with a wheeling ramp. Cyclists will also be able to use the
goods lift provided to access the basement. No car parking will be provided for the office or retail uses in S1
and S1c. Two disabled spaces will be provided on Shoreditch High Street / Norton Folgate, which will be
available for use by employees / visitors.

Access and Amenity –S1 – Update 2015

The strategy for No 12 & 13 Blossom Street Warehouse is to retain and refurbish the Warehouse, with the
objective to operate as an independent building from S1.

March 2015 ES Addendum
4.40

S1
Land Use
4.29

At ground floor two food and beverage units are proposed, one to the corner of Blossom Street and Fleur De
Lis with the other accessed off Blossom Street. The B1 office space will occupy the first to third floors. The
smaller office floor plates are intended for use by small-medium enterprises (SME’s) and are designed so
that floors can be let individually or to one tenant.

Plot S1 will provide office (Class B1), retail (Class A1), and restaurant and café (Class A3) floorspace within
a new building. The development will retain and reuse the existing Blossom Street warehouses (note the
4-3

Bridge links have now been removed between S1 and S1c (as shown in Figure 4.3A); however, access to S1
has not changed.
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12 & 13 Blossom Street Warehouses – Access and Amenity – Update 2015

12 & 13 Blossom Street Warehouses – Roof Level and Building Maintenance – Update 2015

November 2015 Amendments

November 2015 Amendments

4.41

4.53

4.42

4.43

From Blossom Street there will be managed access to a stair which will allow employees of 12 & 13
Blossom Street, Plots S1 and S1c to take bikes down to the shared basement under S1. There will be a
separate goods entrance for deliveries from Blossom Street, with a dedicated goods lift down to the
basement. This will be in addition to the goods lift within the main core of Plots S1 and S1c.
The office space at first to third floor of 12 & 13 Blossom Street will be accessed via a new reception and
new core off Fleur De Lis Passage. A managed entrance will allow access to the office space above. A new
accommodation stair would be inserted behind the northern wall to the existing light well.
A terrace will be created where the original accommodation is missing at 3rd floor.

4.54

Roof Level and Building Maintenance
4.44
4.45
4.46

The roof will contain most of the plant which will serve S1 and S1c.
There will be an extensive plant screen area which will obscure the plant equipment from long view of the
building. This will be set back a minimum of 2.5m from the roof parapet.
A Building Maintenance Unit (BMU) track will run around the perimeter of the roof parapet, allowing access
to the façade for cleaning, replacement and maintenance purposes.

Figure 4.1 S1 – Visualisation of Façade fronting Shoreditch High Street

Roof Level and Building Maintenance – Update 2015
March 2015 ES Addendum
4.47

4.48

As the removal of bridge links has resulted in the disconnecting of the two buildings, amendments have
been made to the S1c core, which will no longer be served by S1. Therefore, the S1 roof will contain most
of the plant which will serve S1.
The S1 core on level 4 to level 6 will be reduced as facilities will no longer be shared with S1c.

12 & 13 Blossom Street Warehouses – Roof Level and Building Maintenance – Update 2015
November 2015 Amendments
4.49
4.50

To 12-13 Blossom Street, the existing pitched roofs are retained with a new terrace occupying the area
where original accommodation was lost at 3rd floor.
The terrace comprises a zone of planting to edge of the facade to Blossom Street to set the terrace back
from residential use proposed opposite.

Form and Façade
4.51

4.52

The approach externally is to retain the external elevations to No 12-13 Blossom as found and to refurbish
these where required. Key changes proposed are:

The pitched roofs will be retained;

The parapet line will be retained as existing and not restored to its original level;

To loading bays: Loading doors which remain will be repaired and where these are missing they will be
reinstated;

The missing facade and accommodation to room three at 3rd floor will not be reinstated; and

Shop front glazing is proposed only at ground floor between the loading bays.
To 14 and 15 Blossom Street (Concrete section of warehouse) the elevational strategy remains as per the
planning application in December 2014.

The form and façade of S1 has been based on a variety of influences including, but not limited to, the
following:

Masonry brickwork;

Punched window openings within the façade;

Recessed balconies;

Expressed sills;

Depth within the façade – deep reveals and feature spandrel panels;

Glazed ceramic profile panels; and

The setting back of upper volumes.
Figure 4.1 shows a visualisation of the S1 façade fronting Shoreditch High Street and Figure 4.2 provides a
visualisation of the S1 Blossom Street Warehouse façade.

4-4
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Figure 4.2

Table 4.2A Total Floorspace by Land Use – S1 and 12 & 13 Blossom Street Warehouse

Visualisation of S1 Blossom Street Warehouse Façade

Land Use

2

Net Internal Area (NIA) (m )

S1
Office (B1)

11,938 11,968 10,645

Retail (A1)

406 415

Restaurant and Café (A3)

909 521

Total

13,253 11,581

12 & 13 Blossom Street Warehouse
Office (B1)

928

Restaurant and Café (A3)

243

Total

1,171

Basement
4.56

4.57

4.58
4.59

4.60

Plots S1 and S1c will share a large new-build basement bounded by the train line and Shoreditch High Street
to the north and west respectively. To the south, the basement will be located so that it does not impede the
Scheduled Ancient Monument that lies beneath Blossom Yard. Along Blossom Street, the existing
warehouses will be underpinned and lowered to achieve sufficient clear space for plant equipment.
The plots S1 and S1c basement will contain a mix of uses, with the only restaurant and café (Class A3) use
located within the S1c basement of the 1887 warehouse. This will be accessed directly from the floor above.
The basement’s existing floor levels will be lowered to provide a comfortable floor to ceiling height.
The shared basement will provide 260 office cycle spaces (247 long stay and 13 short stay), 28 cycle
showers and a commercial waste store. The total plant area provided in the basement will be 1,467m2.
Cycle provision, storage, and changing and shower facilities for both S1 and S1c will be provided to the
north-west of S1, along the underpinned Blossom Street warehouse wall. Extensive plant equipment will be
located within the new-build basement, in addition to refuse stores and other service equipment.
The depths of the proposed basements for S1 and S1c are as follows:

S1: finished floor level (FFL) 8.10-9.90m AOD, to underside of slab 7.90-9.70m AOD; and

S1c: FFL 8.10m AOD, to a foundation level of 7.10m AOD; existing basement 1887 Warehouse lowered
from 12.04m to 11.64m.

12 & 13 Blossom Street Warehouses – Basement – Update 2015
November 2015 Amendments
Area Schedule
4.55

4.61

A breakdown of floorspace for S1 is provided in Table 4.2A.
4.62

4-5

12 & 13 Blossom Street, S1 and S1c share a large new-build basement bounded by the train line and
Shoreditch High Street to the north and west respectively. To the south the basement stops short of
impeding the Scheduled Monument that lies beneath Blossom Yard.
Along Blossom Street the existing warehouses are underpinned and floor levels lowered to achieve sufficient
clear space for plant equipment. A full basement under the entire footprint of S1 will be constructed, which
also incorporates part of the existing 12 & 13 Blossom Street Warehouse basement, which is proposed to be
lowered to 9.90 AOD.

04
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4.76

It is proposed that the cross walls and column structure of 12-13 Blossom Street are retained. The existing
Blossom Street Warehouse buildings to be retained sit on strip footings and these will be underpinned to
provide structural support. Underpinning of the existing footings, where neighbouring works are likely to
excavate lower than the existing foundations, will be carried out to ensure the foundations are not
undermined.
Cycle provision (storage, changing and shower facilities) for 12-13 Blossom Street, S1 and S1c is provided
to the north west of S1 along the underpinned Blossom Street warehouses. Extensive plant equipment is
found within the new-build basement, in addition to refuse stores and other service equipment.

As the removal of bridge links has resulted in the disconnecting of the two buildings, amendments have been
made to the S1c core, which will no longer be served by S1. Therefore, the S1 roof will contain most of the
plant which will serve S1.

Form and Façade
4.77

As per paragraph 4.51, the form and façade of S1c has been based on various elements and influences.
Figure 4.3 Figure 4.3A shows a visualisation of the S1c’s train line and Shoreditch high Street façade.

S1c - Form and Façade – Update 2015

S1c

March 2015 Addendum

Land Use

4.78

4.65

4.66

4.67

Plot S1c will provide office (Class B1), retail (Class A1), and restaurant and café (Class A3) floorspace
within a new building and the retained 1887 Blossom Street Warehouse which is located to the east of the
new build element.
The ground floor use will comprise the office entrance within the new building and food / beverage uses
(such as a restaurant) within the ground floor and basement of the 1887 warehouse. Above ground, the
floorspace will primarily be of office use, with office space on levels 10 and 11 providing spectacular views
across the city.
As per paragraph 4.39, cycle parking (248 spaces, long stay) will be provided in the shared basement for
S1 and S1c office employees, and no car parking will be provided on S1.

Figure 4.3A

Access and Amenity
4.68

4.69

4.70
4.71
4.72

Access to the 1887 office and first three floors of new build will be via the ground floor entrance from the
corner of Fleur De Lis Street and Shoreditch High Street, with way finding signage lighting the entrance
door. Lift and stair access will be provided for the first three floors.
Above the third floor and up to the ninth, the buildings will be linked to Site S1 by habitable bridges. Access
to these floors will be through S1 and the escape core to S1c. The S1c lift core on these floors will be for
fire-fighting purposes only.
The top two floors will have independent lift access.
The retail and food / beverage uses of the 1887 warehouse will be accessible from S1c and Blossom
Street, with servicing provided from the loading bay from Shoreditch High Street.
Level 12 will provide a terrace and planted area at high level for the office workers

S1c - Access and Amenity – Update 2015
March 2015 Addendum
4.73

Access to S1c has not changed; however, bridge links have now been removed between S1 and S1c (as
shown in Figure 4.3A). Therefore, above the third floor, the building will not be linked to S1 by habitable
bridges and access to these floors will be through S1c.

Roof Level and Building Maintenance
4.74

4.75

Figure 4.3A shows a visualisation of the S1 and S1c, with the bridge links removed from between the S1 and
S1c buildings.

The S1 roof will contain most the plant which will serve S1 and S1c; however, plot S1c’s roof will contain
the BMU and track, in addition to photovoltaics. These will be set well away from the edge of the building to
prevent visibility from the street or conservation areas.
Level 12 will also provide plant dedicated for S1c only.

S1c - Roof Level and Building Maintenance – Update 2015
March 2015 Addendum

4-6

View of Shoreditch High Street Façades of S1 and S1c from Principal Place
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Area Schedule
4.79

4.88

A breakdown of floorspace for S1c is provided in Table 4.3A.

4.89

Table 4.3A Total Floorspace by Land Use – S1c and S1c 1887
Land Use

Roof Level

2

Net Internal Area (NIA) (m )

4.90

S1c
Office (B1)

Total

38 22

2,220 2,090

S1c 1887
Office (B1)

714

Restaurant and Café (A3)

473

Total

1,187

4.92

Basement
4.80

Plot S1c has a shared basement with S1 (refer to previous section in this chapter for information).

S1a
Land Use
4.81

4.82

4.83
4.84

Plot S1a will provide office (Class B1) floorspace within a new building, which will incorporate the retained
buildings 15-19 Norton Folgate. Site S1a will provide retail (Class A1) and restaurant (Class A3) at ground
floor, and a mix of office (Class B1), retail (Class A1) and restaurant (Class A3) floorspace at basement
level.
The footprint of the restaurant (Class A3) unit at ground level extends through 16 and 17 Norton Folgate, to
the line of the passage way, and at basement level continues throughout the whole of 16-19 Norton
Folgate. The footprint of the retail (Class A1) unit at ground floor extends over the area of the new corner
building and at basement level within the existing basement of 13 Norton Folgate.
A bin store will be located at ground floor (in the corner of the retail unit) within the new corner building and
a service corridor will be positioned at the rear of 16-19 Norton Folgate.
Cycle parking (45 long stay and 8 short stay spaces) will be provided in the Site S1a and Site S1b
basements for the office and retail employees. This will be accessed by the goods lift provided to access
the basement. No car parking will be provided for the office or retail uses in S1a, howevertwo disabled
spaces will be provided on Shoreditch High Street / Norton Folgate, which will be available for use by
employees / visitors.

Access and Amenity
4.85
4.86
4.87

The roof level will retain the existing chimneys and party walls of 15-18 Norton Folgate.

Form and Façade

2,182 2,068

4.91
Restaurant and Café (A3)

The refuse store and handling area (located in the corner of the retail unit within the new corner building) will
be accessed via a shared door with S1b at 5 Folgate Street.
A communal terrace will be located at level 2, above the wash houses, providing outdoor space to the
offices. The terrace will provide views out to Blossom Yard

The retail (Class A1) unit will be accessed via entrances on both Norton Folgate and Folgate Street.
The office space on levels 1-3 will be accessed via the 15 Norton Folgate Street entrance. Office floorplates
will be single or divided to provide double tenancy. Levels 2 and 3 will have access to external terraces.
Both restaurant (Class A3) and retail (Class A1) units will have individual stair access to basement areas.
The centralised core stair will be used as a secondary means of escape if required.
4-7

The form and façade of S1a have been based on a more specific schedule of elements and aims, for both
retained and new build components, including (but not limited to):

Repair and cleaning of original brickwork;

New sash windows in original style;

Natural slate;

Restoration of pilasters;

Red brick (darker shade) façade;

Lighter shade of red brick in upper tier of façade;

Large format glazing;

Special window reveal;

Recessed bays of brickwork within grid; and

Modern shopfront glazing.
Figure 4.3 shows the S1a façade.
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Figure 4.3 Detailed south view of 1-4 Folgate Street, at the connection to the neighbouring Arts
and Crafts building

Table 4.4

Total Floorspace by Land Use – S1A

Land Use

2

Net Internal Area (NIA) (m )

S1a
Office (B1)

1,117

Retail (A1)

257

Restaurant and Café (A3)

337

Retail Storage

27

Total

1,738

Basement
4.94

Plot S1a will have a basement and the basement levels will be maintained at the existing lowest level of
11.205m AOD.

S1b
Land Use
4.95

4.96
4.97
4.98

Plot S1b will provide office (Class B1) floorspace within a new building, which will incorporate the retained
buildings 5-11a Folgate. Plot S1b will also provide a mix of retail (Class A1) and drinking establishment
(Class A4) floorspace.
Plot S1b will provide flexible retail (Class A1) use at the ground floor of 16-17 Blossom Street and public
house (Class A4) at ground and basement levels of 5-11a Folgate Street.
The upper levels of both 16-17 Blossom Street and 5-11a Folgate Street will provide office (Class B1)
accommodation.
Cycle parking (45 long stay and 8 short stay spaces) will be provided in the S1a and S1b basements for the
office and retail employees. This will be accessed by the goods lift provided to access the basement. No car
parking will be provided for the office or retail uses in S1b, however two disabled spaces will be provided on
Shoreditch High Street / Norton Folgate, which will be available for use by employees / visitors.

Access and Amenity
4.99

A lobby accessed off both sides of 16-17 Blossom Street will lead to a central core that will connect 5-11a
Folgate Street to 16-17 Blossom Street.
4.100 Level 4 will provide an external amenity space for the office occupants.

Form and Façade
4.101 The form and façade of S1b has been based on the following:

Re-clad piers and painted new doors;

Obscured glazing;

Glazed tiles, with a similar toning to tint;
Burnished brass aluminium material;

Panels to match historic treatment;

A recessed break between buildings;

Recessed brickwork;

Setbacks and parapets;

Blackened steel;

Concrete slabs and soffits;

Prominent bays
4.102 Figure 4.4 provides a visualisation of Blossom Yard (looking west), and Figure 4.5 shows a visualisation of
S1b’s façade fronting Blossom Street.

Area Schedule
4.93

A breakdown of floorspace for S1a is provided in Table 4.4.

4-8
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Figure 4.4 Proposed View of Blossom Yard – Looking West

Figure 4.5 S1b – Façade fronting Blossom Street

4-9
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Roof Level and Building Maintenance

Area Schedule

4.111 A BMU will be provided on level 5, set back behind the proposed roof parapet.
4.112 The following elements will be provided at different roof levels:

Plant enclosure and high level photovoltaic array;

BMU track;

BMU housing;

Sedum roof and rainwater attenuation;

Accessible roof terraced;

Rooflights;

Access hatch; and

Concrete paviers.

4.103 A breakdown of floorspace for S1b is provided in Table 4.5.
Table 4.5

Total Floorspace by Land Use – S1b

Land Use

2

Net Internal Area (NIA) (m )

S1b
Office (B1)

1,473

Storage (B1)

38

Retail (A1)

54

Drinking Establishment (A4)

393

Total

Form and Façade
4.113 The form and façade of S2 has been based on a variety of elements and aims, including (but not limited to)
the following:

Reclaimed brickwork;

Retaining the character and weathered quality of the existing brickwork;

Restoring original doors and replacing missing door to match existing;

Repair of chimneys and existing grey slate roof;

Light brickwork;

Fairfaced concrete;

Timber windows;

Metal overpanels;

Painted metalwork and glazing;

Metal framed clear glazing;

Shopfront signage behind glazing;

Setback of glass balustrade;

Setback of upper volumes; and

Sedum roof / brick terrace.
4.114 Figure 4.6 to Figure 4.10 provide visualisations of S2.

1,958

Basement
4.104 Plot S1b has a basement, and shares a commercial waste storage room with S1a.
4.105 The depths of the proposed basements for S1b are as follows:
 16-17 Blossom Street FFL varies from 10.8-11.18m AOD, slab thickness is 200mm, to underside of slab
varies from 10.6-10.98m AOD;
 5-11a Folgate Street FFL varies 11.35-11.6 AOD, the slab thickness is to remain as existing; and
 16-17 Blossom Street FFL 10.8 AOD, slab thickness 500mm, to underside of slab 10.3 AOD.

S2
Land Use
4.106 Plot S2 will provide office (Class B1) floorspace within a new building, which will incorporate the retained
buildings 4-8 Elder Street and façades of 1927 warehouses and 161 Commercial Street. S2 will provide a
mix of restaurant (Class A3) and office (Class B1) floorspace.
4.107 Plot S2 and proposed uses will be split into two distinct elements as follows:

The conversion and refurbishment of the existing Elder Street warehouses – these warehouses will
provide studio office for multiple tenants at ground to third storey level; and

The new building which will integrate the 1927 warehouse façade and 161 Commercial Street façade
– retail / catering will be provided at ground level, with studio office provided at level 1 to level 8 for
multiple tenants. A basement will run underneath Site S2 and under Blossom Street to house the
majority of the plant equipment, to minimise plant at roof level.
4.108 Cycle parking (122 long stay and 11 short stay spaces) will be provided in the basement of S2 for the office
and retail employees. This will be accessed by stairs with a wheeling ramp. Cyclists will also be able to use
the goods lift provided to access the basement. No car parking will be provided for the office or retail uses
in S2, however two disabled spaces will be provided on Shoreditch High Street / Norton Folgate, which will
be available for use by employees / visitors.

Area Schedule
4.115 A breakdown of floorspace for S2 is provided in Table 4.6.
Table 4.6

Total Floorspace by Land Use – S2

Land Use

2

Net Internal Area (NIA) (m )

S2 New Build
Office (B1)

12

Restaurant and Café (A3)

855

Retail Storage
Total

Access and Amenity

5,595

Storage (B1)

3
6,465

S2 Elder Street

4.109 Plot S2 will provide an internal courtyard and a small private terrace will be provided at level 3, above the
1927 warehouse.
4.110 A sedum roof will be provided at level 4, with a private terrace looking into the internal courtyard setback
from Fleur De Lis Street. A sedum roof will also be provided at level 5, with a small terrace set back from
the street looking into the internal courtyard.
4-10

Office (B1)

1,357

Total

1,357
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Figure 4.6 S2 – Nicholls and Clarke Yard

Figure 4.9 View of Blossom Street / Fleur de Lis Street

Figure 4.7 Elder Street (entrance to Elder Passage)
Figure 4.8

Figure 4.10 Proposed Elder Courtyard
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Basement

Form and Façade

4.116 Plot S2 will have a basement, which will provide 121 office cycle spaces (long stay) and a commercial
waste storage room. The basement will also provide:

No. 161 Commercial Street basement retail space;

No. 4-8 Elder Street basement studio office;

Bike / escape stair;

Showers, changing rooms and lockers;

UK Power Network (UKPN) room; and

UKPN / escape stair.
4.117 The depths of the proposed basements for S2 are as follows:

FFL +11.1m AOD general, slab thickness 600/900mm raft, to underside of basement slab +10.5/10.2
AOD; and

Localized deeper basement +10.00m AOD, 600mm raft, to underside of basement slab +9.40m AOD.

4.130 The total number of storeys for buildings within S3 will vary from 4-6 including roof plant.
4.131 The form and façade of S3 have been based on various elements including, but not limited to, the following:

Brickwork English / Flemish Bond;

Brickwork quoining around window openings;

Recessed joint between buildings;

Sash windows and expressed reconstituted stone sills;

Flat arch lintels to windows on Elder Street;

Timber cladding to the courtyard;

Internal use of brick; and

Stained timber cladding to top floors.
4.132 Figure 4.11 to Figure 4.12 show various elements and visualisations of S3.
Figure 4.11 View Looking West On Fleur de Lis Street

S3
Land Use
4.118 Plot S3 will provide residential accommodation (Class C3) within a new building. Residential
accommodation has been designed in accordance with the London Housing Design Guide and Lifetime
Homes Standards. Wheelchair adaptable units, which will be provided at ground floor level, will make up
10% of the total residential accommodation provided.
4.119 A small retail (Class A1) unit will be located at ground floor, with a mix of plant and residential cycle and car
parking at lower ground floor level. A total of seven car parking spaces iwill be provided for residential units
provided in S3, two of which will be allocated for Blue Badge holders, in line with LBTH parking standards.
These spaces will be located in a basement car park beneath the west side of the building, which will be
accessed from Fleur De Lis Street via a car lift
4.120 Cycle parking will be provided in the basement for residents and visitors, which will be accessed by stairs
with a wheeling ramp or a lift. Separate access will be provided for both the private and affordable
residential elements. A total of 80 long stay cycle spaces will be provided.
4.121 A commercial waste storage room will also be provided in the basement / lower ground floor level.
4.122 A series of plant rooms will be located around the edges of the lower ground floor, which will service the
building.

Access and Amenity
4.123 Residential accommodation will be accessed from the three entrances to the street (from each side of the
development) and these entrances will be connected by the courtyard.
4.124 A landscaped courtyard will be provided and include shared child play space, shared private amenity and
private residential terraces to ground floor units.
4.125 In addition to the three residential entrances, there will be a vehicle entrance at basement / lower ground
floor level that will give access to a car lift and parking spaces.
4.126 Refuse stores will be accessed from the courtyard, with bins taken to the street for collection on Fleur De
Lis Street.
4.127 Private inboard balconies will be provided at ground floor to level 3, to all units that face into the courtyard.
4.128 Private residential linear terraces facing the street and courtyard will be created at level 4 by the stepping
back of the building, and private terraces will also be provided at level 5.

Roof Level
4.129 The different roof levels will provide terraces and roof plant will be accommodated at the fourth floor, set
back from the façades below on the east side of the building.
4-12
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Area Schedule

Figure 4.12 View Looking North From Within Residential Courtyard

4.133 A breakdown of floorspace proposed for S3 is provided in Table 4.7.
Table 4.7

Total Floorspace by Land Use – S3
2

Land Use

Net Internal Area (NIA) (m )

S3
Retail (A1)

62

Residential (Private)

3,218

Residential (Intermediate)

236

Residential (Social)

540

Residential Storage

30

Total

4,086

Unit Mix
4.134 The unit mix for the residential (Class C3) accommodation for S3 is provided in 0.

S3 - Unit Mix – Update 2015
November 2015 Amendments
4.135 Since the preparation of the March 2015 ES Addendum, a minor amendment was made to the proposed
accommodation schedule. This comprised of changing one residential unit from a 2-bed private to 3-bed 5
person affordable unit on corner of Elder Street/ Fleur De Lis Street. No changes to the massing or floor
space were made. The updated residential accommodation mix is presented in the updated Table 4.8A.
Table 4.8A S3 – Residential Accommodation Unit Mix
Unit Tenure

Studio

1 Bed

2 Bed

3 Bed

4 Bed

Total

Private

0

7

18 17

5

0

30 29

Social/Affordable

0

1

2

3
4

0

67

Intermediate

0

2

2

0

0

4

Total

0

10

22 21

89

0

40

Basement
4.136 Plot S3 has a basement, which provides 82 residential cycle spaces (80 long stay and two short stay) and a
commercial waste storage room. Residential car parking is provided in the basement of S3 comprising five
standard spaces and two disabled spaces.
4.137 The depths of the proposed basements for S3 are as follows:

FFL 11.35m AOD general, slab thickness 200mm. to underside of slab 11.15m AOD. Localized deeper
basement +9.850m AOD for plant equipment.

4-13
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Figure 4.13 View of Blossom Yard Landscaping

Public Realm and Landscape
4.138 An overview of the public realm spaces across the Site is shown in Figure 4.14 and a description of these
areas is provided in the following sections.

Norton Folgate / Shoreditch High Street
4.139 At Norton Folgate / Shoreditch High Street, the existing public realm will be upgraded, maintaining its status
as the Site’s main interface with the City. Proposals in this area will include:

Widening, resurfacing and adjusting levels of the existing loading bay;

Relocated highway lighting; and

New cycle parking.

Blossom Street, Fleur De Lis Street, Folgate Street and Elder Street
4.140 At Blossom Street, Fleur De Lis Street and the Fleur De Lis Street Passage, it is proposed to build upon the
existing character of the streets, building on their industrial heritage and improving them as an attractive
and unique pedestrian environment, to support the proposed commercial and residential uses in the area.
4.141 The proposals for Blossom Street, Fleur De Lis Street, Folgate Street and the Fleur De Lis Passage will
include:

Retained and repaired carriageway setts;

Widened Western footway to Blossom Street with retained setts complemented by reclaimed setts laid
to create a smooth accessible footway;

Granite kerbs replaced with reclaimed kerbs as needed to adjust footway width, crossovers and bays;

New granite quadrants at the Southern end of Blossom Street with inset reused bollards; and

Cycle parking on Fleur De Lis Street protected by kerb height granite pieces with inset reused
bollards.
4.142 On Elder Street and Folgate Street, pavements associated with the Proposed Development will be re-laid
with York stone or reused as far as possible.

S1 - Blossom Yard
4.143 The yard space associated with Site S1 will provide a new publicly accessible space between plots S1,
S1a, and S1b, as well as a new pedestrian connection between Blossom Street and Norton Folgate.
4.144 The proposals for Blossom Yard will include:

Reclaimed sett paving;

‘Mats’ of concrete with setts inlaid to provide seating areas;

Terrazzo tiles within the covered entrance spaces to the yard;

A potted cherry tree (pink blossom) with integrated seating and smaller scale pot planting;

Cycle parking;

Catenary lighting; and

Entrance gates to Norton Folgate / Blossom Street

Blossom Street North, Elder Passage and Elder Court
4.145 Plot S2 will be made up of two spaces: Nicholls & Clark Yard to the end of Blossom Street and the interior
passages and courtyard within S2. It is proposed to build on the existing material and spatial qualities of the
Blossom Street Yard to create a public space able to accommodate a variety of uses, including people
spilling out from the proposed restaurant and café (Class A3) uses on either side.
4.146 The proposals for the Nicholls & Clark Yard and interior Elder Passage and Elder Court will include:

Retained and reclaimed sett paving;

‘Mats’ of concrete with setts inlaid to provide seating areas;

A new section of railway boundary wall;

A planted screen to the railway boundary wall and basement proposed staircase enclosure;

A piece of furniture for seating;

Terrazzo tiles to the passages and interior courtyard;

Potted plants to the interior courtyard; and

Catenary lighting.

Private Amenity
4.147 The garden within S3 will be a private shared garden space for the future residents of S3. The garden will
provide a key amenity space for both private and affordable housing occupants. Proposals for the S3 garden
will include:
4-14
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4.156 A suitably qualified ecologist will undertake a full site assessment prior to works on-site to identify the full
ecological importance of the site. Any recommendations will be used to support the biodiversity on-site and,
where possible, lead to an overall net increase in species density than under current conditions.
Recommendations for ecological enhancements in order to achieve BREEAM ‘excellent’ and CfSH
residential target level 4 are outlined as follows:

The landscaping design should include planting that is of benefit to biodiversity, with planting to be
species and communities of plants that are native to the UK;

The Proposed Development includes brown roof on S2. A brown roof is a valuable ecological resource
supporting many native invertebrate species;

That bird boxes are provided - bird boxes will provide ecological enhancement if suitable areas of roof /
walls are available to place the boxes; and

That insect boxes are provided - insect boxes will provide suitable homes for invertebrates such as
lacewings and ladybirds, which in turn support birds and other animals.
4.157 During the construction phase of the Proposed Development, a ‘Biodiversity Champion’ will be appointed to
monitor and limit environmentally detrimental activities. They will also train the workforce on the project to
raise their awareness of environmental impacts during construction.

Play provision; and
Grass and shrub planting.

Energy and Sustainability
Energy and Sustainability – Update 2015
November 2015 Amendments
4.148 Amendments to the proposed energy and sustainability strategy are identified, and reflected in the ‘Energy
Statement Update’ submitted with the application.
4.149 The proposed mixed-use development of Amended Blossom Street is required to achieve the following
sustainability benchmarking targets:

Code for Sustainable Homes (CSH) Level 4; (Code is no longer in existence)

BREEAM Excellent rating for office; and

BREEAM Very Good rating for retail units.
4.150 The new build office and retail spaces will be assessed under the BREEAM New Construction and the
refurbishment of the existing offices and retail will be assessed under the BREEAM Office and BREEAM
Retail Refurbishment schemes.
4.151 The Amended Proposed Development has been designed to be an exemplar of building design to ensure
that it is low energy in use. The Amended Proposed Development aims to be as energy efficient as
practicable and generate its own energy where this is feasible.
4.152 Site specific energy efficiency and sustainability measures have been considered for the Amended
Proposed Development including the following:

Thermal mass – encourage exposed concrete options with night cooling. This is mainly applicable to
naturally ventilated space;

Investigate Lighting – light levels below 300 lux and local task lighting will be considered to reduce
overall energy consumption;

Light shelves – to optimise daylight penetration and minimise utilisation of artificial lighting;

Heat pumps energy recycling – opportunity to recycle heat from areas requiring cooling to areas
requiring heating; and

Hot water – there will be a large number of cyclist showers in the basement of each office building that
will be fitted with heat recovery shower trays or waste pipe heat transfer that recovers heat from the
waste water thereby reducing the hot water demand.
4.153 LBTH require a 20% carbon dioxide saving from on-site renewable energy generation. A mix of renewables
will be developed and the most likely components are:

ASHP (Air Source Heat Pump) to provide heating and cooling;

Potential to install a number of small wind turbines on the roof of the building; and

Roof-mounted photovoltaic panels a suitable area has been used which (i) does not detract from the
architectural vision and (ii) is unshaded all year round. It has assumed a useful area of approximately
150 m2, inclined at approximately 35° facing south.
4.154 For further information, refer to the Energy Strategy submitted as part of the planning application
documents.

Figure 4.14 Proposed Sedum Roofs (Floors 4 and 5 of S2)

Ecology Strategy
4.155 An Ecological Extended Phase 1 Habitat and Protected Species Survey Report (2013) has been prepared
and identified that the Site has little ecological value (ES Volume III: Appendix A). The report concluded
that:
“The scale and nature of the Proposed Development will not give rise to any negative impacts to the
designated site for nature conservation and, with ecological enhancements such as brown roofs and bird /
bat boxes will result in a positive impact on the biodiversity value.”
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4.165 Further to the above, the London Plan Essential Standard states that Developers should aim to achieve a
50% reduction on the existing discharge and the Environment Agency (EA) suggests that Developers should
aim to achieve greenfield run off from their site.
4.166 As the project is a redevelopment of an existing 100% hardstanding Site we would expect that the Local
Authority, Thames Water and the EA would require attenuation to be provided to adhere to the London Plan
requirement, a 50% reduction in surface water run-off . However, this will need to be agreed during the next
design stages.
4.167 However, it is recommended that at this stage a space allowance is made for a storage volume of at least
110m3 at S1, 45m3 for S2 and 40m3 for S3 (total for the Site = 195m3), which satisfies the London Plan
Essential Standard. The attenuation tank should be located at a high enough level so as to allow a
connection to be made to the public sewer by gravity – in this case, it would be at relatively high level within
the basement areas.
4.168 In addition to this, the use of green roofs should be considered to improve the sustainability of the
development and to help reduce the peak surface water runoff from the site. This would provide attenuation
and water treatment during smaller storm events although in large storm events the impact will be negligible
and so would not reduce the attenuation volumes.
4.169 For further details, refer to ES Chapter 13: Water Resources, Drainage and Flood Risk, and the
supporting Flood Risk Assessment presented within ES Volume III: Technical Appendix H.

Waste Strategy
Residential Waste
4.158 Residential refuse stores are located on the ground floor of S3 of the Proposed Development. Due to the
nature of the building (i.e. small number of residential units) and the requirement that residents walk no
further than 25m from their unit to the refuse stores (excluding vertical distance) (in compliance with British
Standard BS5906:2005 (Ref. 4-2), Part H6 of the Building Regulations (Ref. 4-3) and LBTH guidance), the
residents will travel via lift to the ground floor refuse stores and deposit their waste directly into the
corresponding waste bin stream: residual waste; mixed dry recyclable waste; or organic food waste.

Commercial Waste
4.159 The commercial land uses of the Proposed Development are situated within plots S1a, S1b, S1, S1c, S2
and S3. The central commercial waste storage room is located at ground level for plots S1a, S1b and S3,
and basement level for plots S1, S1c and S2. Commercial waste will be brought to the corresponding
central waste stores by the internal management team via the use of the lift where appropriate. The waste
will then be deposited into the bin corresponding to the waste stream: residual waste; mixed dry recyclable
waste; organic food waste; or glass (A3 and A4 land uses). Two days’ waste storage is provided for
commercial waste for plots S1a, S1b, S1, S1c and S2, and seven days’ waste storage is provided for
commercial waste for S3.
4.160 For further details of the waste strategy for the Proposed Development, refer to Chapter 6: Waste and
Recycling of this ES which provides a detailed description of the main waste streams and systems
anticipated, assesses the potential effects and identifies waste management objectives and targets.

Foul Water Drainage
4.170 As there is an increase to the existing flow rates, the increase will need to be agreed with Thames Water and
their written approval required.
4.171 It is assumed that any foul water drainage from ground floor level and above will be drained by gravity in
order to minimise the amount of pumping required. Until the levels of the existing connections into the public
sewers are confirmed it is unclear whether the basement level will need to be pumped. It is therefore
proposed that an allowance is made for pumping foul water from below the basement up to high level within
the basement to allow it to be discharged by gravity to the public sewer.
4.172 As with surface water drainage, due to the depth of the public sewers it is proposed that the existing drainage
connection(s) be reused for retained and refurbished buildings. It may also be possible to reuse some of the
internal drainage at basement level and any existing pumping stations in order to minimise the disturbance of
the basement.
4.173 All new drainage connections to the public sewer will require separate Thames Water approval.
4.174 For further details, refer to ES Chapter 13: Water Resources, Drainage and Flood Risk, and the
supporting Flood Risk Assessment presented within ES Volume III: Technical Appendix H.

Drainage Strategy
Surface Water Drainage
4.161 There is an extensive existing combined drainage infrastructure network around the Site. The known public
sewer networks on the roads surrounding the Site consist of six distinct main lines:

Two (2210 x 838mm and 1676 x 1118mm) combined sewers running parallel to one another under
Norton Folgate to the west;

A (1524 x 813mm / 1320 x 914mm) combined sewer in Folgate Street to the south;

A 300/275mm diameter combined sewer in Blossom Street to the east;

The head of a 225mm diameter combined sewer at the north east corner of the Site, running eastward
in Fleur de Lis Street; and

The head of a 225/300mm diameter combined sewer at the north east corner of the Site running
northwards in Elder Street connecting with a public combined sewer in Commercial Street.
4.162 The 2210 x 838mm combined sewer on Shoreditch High Street / Norton Folgate is noted as approximately
3.5m deep, and the 1676 x 1118mm combined sewer is noted as approximately 8.5m deep. The 1524mm x
813mm combined sewer on Folgate Street is noted as approximately 3.22m deep.
4.163 It is considered that in the new scheme the overall footprint of the proposed buildings plus hardstandings
will occupy the same overall area as the existing Site. Like the existing Site, the proposed scheme will
comprise of 100% impermeable surfaces and therefore the estimated peak surface water discharge rate
from the site will not change.
4.164 As an absolute minimum, the proposed site discharge under the 1 in 100 year storm plus climate change
should be no greater than the existing 1 in 100 year storm discharge (i.e. mitigate the impact of climate
change). In this case, this would mean that, for S1 rather than discharging 161.25 litres/sec, the maximum
permissible discharge from site 1 would be 124.04 litres/sec. For S2, instead of discharging 61.79
litres/sec, the maximum permissible discharge would be limited to 47.53 litres/sec. For S3, rather than
discharging 48.91 litres/sec, the maximum permissible discharge would be limited to 37.62 litres/sec.

Drainage Strategy
November 2015 Amendments
12 & 13 Blossom Street Warehouses
4.175 The November 2015 Amendments constitute a small section of the roof of 12 & 13 Blossom Street being
redesigned. However, the nature and scale of the change is not considered to alter the overall impermeable
area that was used to design the drainage strategy considered as part of the December 2014 ES and
subsequent March 2015 ES Addendum. Consequently, no further environmental design and / or
management measures have been considered and the conclusions set out within the March 2015 ES
Addendum and the December 2014 ES remain valid.

Servicing and Deliveries
4.176 It is proposed that building servicing will be undertaken from a number of locations, these are:

The relocated loading bay on Blossom Street;

Fleur De Lis Street; and
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The altered loading bay on Shoreditch High Street.
4.177 The Water Poet Public House will continue to be serviced from Folgate Street. In addition occasional
deliveries undertaken by larger vehicles to S2 can be undertaken from Elder Street (adjacent to the Site).
4.178 Due to the existing constraints of the carriageway it is not possible to accommodate larger servicing
vehicles on Blossom Street and Fleur De Lis Street. Therefore smaller vehicles will be accommodated on
Fleur De Lis Street and the Blossom Street loading bay with larger vehicles utilising the Shoreditch High
Street loading bay.
4.179 Proposed servicing and refuse points are shown in Figure 4.15.

Figure 4.15 Proposed Servicing and Reuse Points (shown by red dots)

S1a and S1b
4.180 S1a and S1b will be serviced from:

Blossom Street loading bay; and

Folgate Street
4.181 Occasional deliveries undertaken by larger vehicles will be from the Shoreditch High Street loading bay.
S1 and S1c
4.182 S1 and S1c will be serviced from:

Blossom Street loading bay.
4.183 Deliveries undertaken by larger vehicles will be from the Shoreditch High Street / Norton Folgate loading
bay.
S2
4.184 S2 will be serviced from:

Blossom Street loading bay; and

Fleur De Lis Street.
4.185 Occasional deliveries undertaken by larger vehicles will be from the Shoreditch High Street / Norton
Folgate loading bay and Elder Street (adjacent to the Site).
S3
4.186 S3 will be serviced from:

Blossom Street loading bay; and

Fleur De Lis Street.
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4.187 There is a separate goods entrance for deliveries from Blossom Street, with a dedicated goods lift down to
basement. This is in addition to the goods lift within the main core. of S1 and S1c. Goods are transferred
laterally between the goods lifts within the basement.
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