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Preface – Update 2015






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 strikethrough, 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within the text to ‘URS’ in the November 2015 Addendum has now been replaced by AECOM Infrastructure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’).

Design Objectives
3.5

3.6
3.7

3.2

3.3

The vision for the Proposed Development is to regenerate the disjointed and in some places run down
buildings to create a scheme which builds on the character of the area and enhances the character and
appearance of the Elder Street Conservation Area.
At the heart of the proposals is the aspiration to bring many of the vacant or under used buildings back into
economic use and to construct new buildings for commercial, leisure and residential uses.
The aspiration is for Blossom Street to become a new destination known for its independent and specialist
commercial operators. The mix of uses and design of the public realm is key to this. At ground floor a mix of
retail (Class A1), restaurant and café (Class A3) and public house (Class A4) uses are proposed across
plots S1/ S1c, S1a, S1b and S2. Further information on the land uses for each of the development plots is
provided in Chapter 4: The Proposed Development.

Key Principles
3.8

Introduction
3.1

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 as shown in Figure 3.1.

This chapter of the Environmental Statement (ES) sets out the alternatives to the Proposed Development
that have been considered and how the design of the Proposed Development has evolved through
extensive consultation with the London Borough of Tower Hamlets (LBTH) and other consultees (as listed
within Chapter 2: EIA Methodology of this ES).
This chapter has been written by AECOM in conjunction with input from the architects and is structured as
follows:

The Design Objectives for the Site;

Analysis of the Site and Site Context - the considerations and constraints which have been studied to
explore design options including the height, layout, massing and character of the Site; and

Alternatives Analysis, including alternative designs – describes the evolution of the design leading to
the current proposal.
The Applicant completed an option agreement with the City of London Corporation in August 2013 for the
redevelopment of The Shoreditch Estate, located in the London Borough of Tower Hamlets (LBTH). During
this time the Site comprised three development plots which are described as follows:

Plot S1

22 existing properties, four of which are locally listed. Many of the buildings on the Site are
dilapidated. The Site also includes the former Nicholls & Clarke warehouse and showroom
which are vacant, and the current use of other buildings includes office, commercial and retail
use and a public house;

Plot S2

Nine existing properties including two locally listed buildings; former Nicholls & Clarke
warehouses and office; and

Plot S3

Four existing properties; current use is offices.
3-1

Further to the design objectives described above, the Applicant and design team determined that the
Proposed Development should accord with the following principles:

The design of the Proposed Development should be in keeping with the Elder Street Conservation
Area;

The office accommodation for plots S1, Site S1a, Site S1b and Site S1c could attract different types of
tenants and therefore flexibility of use and fit out is important;

Given the Site’s character and Shoreditch's prominent Telecommunications, Media and Technology
(TMT) market, office accommodation for S2 should provide tenancies for Small to Medium Enterprises
(SMEs);

The design of the residential floorspace must comply with LBTH policy and achieve the minimum
space standards set out in the London Housing Design Guide (Ref. 3-1); and

The residential development of Site S3 provides an opportunity to revive the ‘Loft’ concept to create an
innovative high quality residential product which relates well to the warehouse character of the
Blossom Street warehouses.
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Figure 3.1 Development Plots within the Proposed Development

3.13

3.14
3.15

3.16

Development in the later part of the 19th century increased the scale of the plots, which were often
amalgamated to create large warehouses, especially on Site S1. Large commercial buildings and
warehouses replaced earlier smaller shops and houses, most notably in the case of the former Nicholls &
Clarke buildings. The buildings and land that Nicholls & Clarke eventually occupied were extensive,
extending south from the railway, either side of Blossom Street and from Norton Folgate through to Elder
Street.
The Site sustained some bomb damage during World War Two resulting in the rebuilding of some buildings
which form part of the Site, including 20 Norton Folgate.
Significant economic and social change in this part of London occurred in the second half of the 20th
century, and the Site and surrounding area changed dramatically. Bishopsgate Goodsyard closed in 1964
after a fire; the wholesale Spitalfields Market moved to Leyton in 1991, and Nicholls & Clarke moved to
Chadwell Heath in Essex in 2003. The main showroom of Nicholls & Clarke, at 3-9 Shoreditch High Street,
has now been empty for at least ten years and recently the former showroom became a temporary venue
for large scale art exhibitions and fashion shows.
An overview of the historical context of each development plot is provided in the following sections.

S1, S1a, S1b and S1c
3.17

3.18
3.19

The operation and growth of Nicholls & Clarke business (a glass merchant later dealing in sanitary ware,
paint and tiling) transformed the character and appearance of the Site from smaller buildings (finely grained)
into one with buildings of a much larger footprint and scale. The gradual acquisition of plots across the block
is reflected in the general character of the Nicholls & Clarke buildings.
The northern part of the Site (S1c) includes the warehouses either side of Blossom Street which highlight
the physical expansion of the business beyond its original facility on Norton Folgate
The southern part of the Site (S1a, S1b) developed differently, although part of it was subject to significant
redevelopment during the late 19th and early 20th centuries. The spread of the Nicholls & Clarke business
did not reach this far and the more traditional plot-widths are better reflected in this area.

Site S2
3.20

3.9

LBTH have determined the required mix both for affordable and private (market) units as well as the
different unit sizes as per Policy 3.12 of the London Plan (Ref. 3-2) and Policy SP02 of LBTH’s Core
Strategy (Ref. 3.3). This mix formed the basis of the design brief for the residential component.

Site S3
3.21

Design Objectives – Update 2015
3.10

Plot S2 is also dominated by buildings formerly occupied by Nicholls & Clarke. As with Site S1 to S1c, S2
has undergone substantial change and the surviving built development on this part of the Site has later 19th
century origins, with no 18th century fabric surviving on-site. Historically, S2 was much altered by the laying
out of Commercial Street in the 1860s which cut through the northern end of Elder Street.

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

Plot S3 is situated more in the 18th century heartland of the Shoreditch area, and was largely untouched
until the post-war period prior to which it was still occupied by small-scale houses and likely incorporating
other uses as well. The existing buildings on S3 comprise 1970s office buildings and a depot for the Nicholls
& Clarke operation which was constructed in the 1950s.

Site Description

Analysis of the Site and Site Context

Overview

Historical Context of the Site

3.22

Overview
3.11

3.12

There has been continuous occupation of at least some built development on Site dating back to medieval
times. The access to Bishopsgate and its continuation, Shoreditch High Street, was one of the most
important Roman Roads leading north from London from the earliest times of its settlement.
The early part of the 18th century, when Spitalfields was becoming an important silk manufacturing area,
saw more extensive redevelopment occurring in Blossom, Fleur de Lis, Elder and Folgate Street (the latter
previously known as White Lion Street), with many houses being built the 1720s.

3.23

3-2

The Site is approximately 0.91 hectares (ha) in size and occupies a prominent position on the city fringe
between the existing City of London (CoL) and Shoreditch. It is bounded by Network Rail land and railway
lines to the north; Elder Street to the east; Folgate Street and office and residential units to the south; and
Norton Folgate and Shoreditch High Street to the west. The Site is located entirely within the LBTH,
however, the London Borough of Hackney (LBH) is located adjacent to the northern boundary of the Site
and the City of London (CoL) boundary is located west of the Site, on the opposite side of Shoreditch High
Street.
The Site currently comprises 22 commercial properties. A recent survey undertaken by the Property
Manager of the Estate in late April 2014 found that there were approximately 220-250 employees on-site
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(Ref. 3-4 and Ref. 3-5). These occupiers represent a range of industries including: retail, financial and
business services, digital consulting, marketing, design, health and beauty and recruitment.
Blossom Street divides the Site in the north-south direction and connects with Fleur De Lis Street, which
bisects the western part of the Site, extending towards the centre of the Site. Fleur De Lis Passage divides
S1 and S1c and connects with Shoreditch High Street to the west. See Chapter 4: The Proposed
Development for a more detailed description of the Site (including Figure 4.1 which provides an illustration
of the Site).
A variety of building uses exist within the Site and in the immediate surroundings. The Elder Street
Conservation Area has a strong residential emphasis whilst the northern context of the Site retains the
industrial heritage of Shoreditch.
A description of each development plot is provided in the following sections.

3.33


5 to 9 Folgate Street; and

5 to 11a Folgate Street.
These buildings are richly detailed and the corner of Folgate Street and Blossom Street is marked with a
monumental chimney breast above the Water Poet public house.
Figure 3.2 Overview of Listed Buildings and Conservation Area

S1, S1a, S1b and S1c
3.27

The buildings along Norton Folgate adjacent to S1 and S1a are in various states of disrepair but retain a
number of key features, notably the washhouses forming the internal courtyard to 16-19 Norton Folgate and
the Water Poet Public House on Blossom Street within S1b. S1a and S1b are characterised by a finer grain
of building that is reflective of different phases of historic development and includes Georgian housing, a
Victorian parade and interwar and post-war development. The western edge of S1 is consistent with the
elevation of Shoreditch High Street with Norton Folgate, highlighting the varying cornice line and mix of
Georgian buildings and 20th Century buildings formerly occupied by Nicholls & Clarke.

S2
3.28

Plot S2 comprises the Nicholls & Clarke Northern Depot including the 1927 warehouse, 1-8 Elder Street and
open space which is currently fenced off. As with S1 to S1c, S2 has undergone substantial change and the
surviving built development has later 19th century origins. No 18th century buildings survive on S2.

S3
3.29

The existing buildings on S3 comprise a single storey depot building and a four storey office block of
modern construction comprising concrete frame and ribbed floors.

Design Constraints and Considerations
Above Ground Heritage
3.30

3.31

3.32

The Site lies wholly within the Elder Street Conservation Area. The Brick Lane and Fournier Street
Conservation Areas lie to the east, while the South Shoreditch, Redchurch and Boundary Estate
Conservation Areas lie to the north of the Site.
A number of heritage assets (i.e. listed buildings and structures) are located in proximity to the Site (refer
Figure 3.2), including:

Road surface of Fleur De Lis Street;

Road surface of Folgate Street;

Road surface of Elder Street;

1 and 3 Elder Street;

5 and 7 Elder Street;

9–13 Elder Street;

24 Elder Street;

6 and 8 Folgate Street;

10–18 Folgate Street; and

Post at the corner of Worship Street.
In addition, three locally listed buildings of the ‘Arts & Crafts’ period (an international design movement that
originated in Britain and lasted from around 1880 to 1914) lie in the southern part of the Site:

4 to 8 Elder Street;

3.34

3.35

Fleur de Lis Street contains a number of industrial buildings that are reflective of the increased 19th century
commercialisation in this part of London. Fleur de Lis Passage that connects Fleur De Lis Street and Norton
Folgate is narrow and in a dilapidated state.
Elder Street is located at the centre of the Elder Street Conservation Area and the character of the buildings
on both sides of the street are key to the survival of most of the area’s 18th century fabric.

Below Ground Heritage
3.36

3-3

Plots S1, S1a, S1b and Site S3 lie wholly within the Scheduled Monument of the Priory and Hospital of St
Mary Spital, which is also designated as an Area of Archaeological Importance by the LBTH within the
Managing Development Document (MDD) (2013) (Ref. 3-6). Further information is provided in the Blossom
Street Heritage Assessment (2014) which is submitted as part of this Application.
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Strategic Views
3.37

3.41

The majority of the Site falls within the London View Management Framework (LVMF) (2012) (Ref. 3-7)
strategic view 9A.1: King Henry VIII’s Mound: the Viewing Point – looking towards St Paul’s Cathedral. The
full extent of this view is shown in Figure 3.3. Within this viewing corridor, the height of the Proposed
Development is restricted so as to negate any impact on views to St Paul’s Cathedral.

3.42

3.43
Figure 3.3

There are two Barclays cycle hire docking stations in very close to the Site including one directly adjacent to
the south west at Norton Folgate and one approximately 80m to the east at Commercial Street.
Crossrail, when complete, will connect the City, Canary Wharf and the West End to commuter areas east
and west of London. An interchange for Crossrail will be provided at Liverpool Street Station which is
located approximately 450m south-west of the Site.
Transport links in close proximity to the Site are shown in Figure 3.4

Full Extent of Strategic View 9A.1: King Henry VIII’s Mound
Figure 3.4

Transport Links in Proximity to the Site

Transport Infrastructure and Public Accessibility
3.38

3.39

3.40

Open Space and Community Facilities

The Site is extremely well served by public transport and this is reflected by having a Public Transport
Accessibility Level (PTAL) of 6b, the highest rating possible. There are numerous transport links in the
vicinity of the Site, including: Shoreditch High Street and Whitechapel Overground Stations; Moorgate,
Liverpool Street and Old Street Rail Station; and Old Street, Aldgate East, Aldgate, Liverpool Street and
Whitechapel London Underground Stations.
There are 12 bus routes adjacent to the west of the Site along the A10 Shoreditch High Street/Norton
Folgate, and include (but not limited to): Route 8, Route 35 and Route 137. In addition to this, Route 67 runs
adjacent to the east of the Site, along Commercial Street.
Pedestrian routes include Fleur De Lis Passage, connecting Shoreditch High Street and Fleur De Lis Street
within the Site, Spital Square that connects to Folgate Street to the south of the Site and Nantes Passage
that connects Folgate Street and Elder Gardens approximately 60m to the south east of the Site.

3.44

3.45
3.46

3-4

Figure 3.5 identifies a number of publically accessible open spaces and child play spaces within 800m of the
Site. The closest public open space is Elder Gardens ((No. 4), located approximately 100m to the southeast of the Site), which comprises gardens (approx. 0.37ha in size) embedded between mid-rise residential
units along Folgate Street (refer ES Chapter 7: Socio-Economics for further details).
Allen Gardens and Spitalfields Farm to the north-east of the Site provide additional open space provision. A
number of the open spaces in the vicinity of the Site are also churchyards
Community facilities in close proximity to the Site include:

St Hilda’s East Community Centre at Club Row 380m to the north of the Site;

Attlee Youth and Community Centre 530m to the south east of the Site; and

Osmani Trust (youth and community organisation) 850m east of the site on Underwood Road.
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Figure 3.5 Open Space and Play Space Within 800m Of The Site

A tower adjacent to the north of Principal Place, linking Shoreditch, Commercial Street with
Principal Place. Whilst the tower does not directly impact on the Site it does represent a
continuation of high rise towers and high density schemes extending northwards from
Broadgate.



The Goodsyard (Application Submitted, Awaiting Determination)

Situated to the north of the Site, beyond the railway, this development contains a number of
high rise towers (50 storey plus) and various 20 plus storey towers. The application has been
validated (registered 9th September 2014).



Huntington Industrial Estate and Fleet Street (Application Refused)

This revised scheme located to the north of the Site was recently refused planning permission
for a second time following redesign due to concerns regarding mass and scale. LBTH refused
the scheme on the basis that affordable residential units were to be provided off-site and
heritage related impacts.

Summary of Design Considerations, Opportunities and Environmental Constraints
3.48

Emerging Development Context in the Surrounding Area
3.47

The Site is located within an area of London where a number of planning applications for high density and
high rise development schemes have been consented or are due to be submitted in the next 12 months.
The list of cumulative schemes considered for the EIA is provided in Chapter 2: EIA Methodology and
includes the following key schemes which have been considered in relation to the design of the Proposed
Development given their proximity to the Site and the size and importance of these developments:

Principal Place (Consented)

Comprises a 50 storey residential tower and circa 15 storey large office block on Commercial
Street directly opposite Site S1. A new public square will be located on a decking structure over
the railway lines in the south eastern corner of the Site.


The Stage (Consented)
3-5

The key design considerations, opportunities and constraints relevant to the Proposed Development are
described as follows:


Heritage

There are a number of heritage assets (i.e. statutory and locally listed structure and buildings)
with aesthetic and historic merit within the Site. The Site also lies within Elder Street
Conservation Area;



Consented Scheme

The 2011 consented scheme defined a permissible development on Site S1 and part of Site S3
taking into account heritage and massing implications;



Scheduled Ancient Monument

Plots S1, S1a, S1b and Site S3 lie within the precinct of a Scheduled Ancient Monument (the
site of the former Priory and Hospital of St Mary Spital);



Townscape and Daylight/Sunlight

A large proportion of the Site lies within one of the Mayor’s Strategic Views (View 9a.1: King
Henry VIII’s mound to St Paul’s Cathedral) which will limit the areas within the Site which are
able to accommodate buildings of significant height. Any additional building height beyond the
2011 consented scheme will require careful consideration in terms of daylight and sunlight
impacts;



Site Context

Building height in strategic and appropriate locations which responds to the emerging
development on the City Fringe is to be explored;



Provision of affordable housing and opportunities for local employment and businesses

The Proposed Development presents opportunities for the provision of affordable housing and
opportunities for local employment and businesses, including SMEs;



Reinforcing historic street pattern

There is an opportunity to complete the street frontage to Fleur De Lis Street and reinforce the
historic street pattern;
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3.53

Sustainability

Energy efficiency between existing and new sustainable buildings is to be explored;



Access and connectivity to the surrounding area

Pedestrian access and permeability through the Site to surrounding areas can be improved and
strategic connections made to the proposed future developments at Principal Place and
Bishopsgate Goods Yard; and

3.50




Office 155,000 sq. ft. (14,400m2); and
Retail/F&B 20,000 sq. ft. (1,858m2).




Office 90,000 sq. ft. (8,361m2); and
Retail/F&B 10,000 sq. ft (929m2).

S2

Site S3

Demolition, & Retention

Taking into account heritage considerations, the design approach incorporates the retention of
significant portions of the warehouses, public house and 15 to 19 Norton Folgate Street.

3.54


Private Residential 33,000 sq. ft. (3,066m2); and

Affordable Residential 11,000 sq. ft. (1,022m2).
The Site is appropriate for mixed-used development, and the Proposed Development has been designed as
a direct response to the potential of the Site taking account of historic context and character and that of the
surrounding area. No alternative sites were considered for the Proposed Development.

Retention Alternatives

Under Schedule 4, paragraph 2 of the Town and Country (Environmental Impact Assessment) Regulations
2011 (the EIA Regulations) (Ref. 3-8) “an outline of the main alternatives studied by the applicant or
appellant and an indication of the main reasons for his choice taking into account the environmental effects”
is to be provided within an ES.
In accordance with this requirement, and following best practice, the sections below describe the
alternatives to the Proposed Development which have been considered by the Applicant, including:

The ‘No Development’ Alternative;

‘Alternative Sites’;

Alternatives relating to the retention and demolition of buildings; and

‘Alternative Designs and Design Evolution’.

3.55
3.56

3.57

The No Development Alternative
3.51

There are relatively few sites within the LBTH that could accommodate the needs of the City and
Shoreditch’s TMT market whilst providing target net areas for the following:

S1, S1a, S1b, S1c

Alternatives Analysis
3.49

Consequently, the ‘No Development’ option was ruled out by the Applicant.

Alternative Sites

Regeneration

Opportunities exist to create a new destination around a mixed use offer, containing work
space, living and leisure uses;





3.52

Public Realm

Improvements can be made to the public realm offer across the Site in an area where there is
little public space and the existing offer is largely pavement;

As a starting point for the design, a baseline study was carried out to assess the heritage value of all
existing buildings on Site which determined the scope of building retention across the Site.
Following this analysis, the design team have developed an approach to the retained existing buildings
which is formulated on a building by building basis rather than a blanket approach across the Site. The
masterplan encompasses a range of approaches to retained buildings including restoration, refurbishment,
remodelling and facade retention.
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. The following buildings
were initially proposed to be retained. Broadly these are buildings which have a positive impact on the Elder
Street Conservation Area and include all locally listed buildings on the Site.

S1, S1a, S1b, S1c

The ‘No Development’ alternative refers to the option of leaving the Site in its current state. This option
would result in a range of effects, including:

A lost opportunity to deliver up to 40 residential units which would contribute to the LBTH Core
Strategy requirement for 2,885 new homes to be delivered per year in line with the targets set out in
the London Plan (2011);

A lost opportunity to provide an uplift of c.2,400 jobs on-site representing an increase of almost 10% on
the existing number of jobs in the Ward area and nearly 1% at the Borough-wide level;

A lost opportunity to regenerate a run-down group of sites; to retain and refurbish a number of existing
buildings in order to maintain the character of the Elder Street Conservation Area;

A lost opportunity for redeveloping the Site in a way that will improve the townscape of the Site and its
setting, including the Elder Street Conservation Area;

A lost opportunity to provide 1,433m2 of public open space, exceeding the LBTH requirement of 924m2
of open space as set out in the SPD Planning Obligations Supplementary Planning Obligations (2012)
(Ref. 3-9);

A lost opportunity to replace the tired and unused properties located in the north west of the Site (within
S1c), Commercial Street and Norton Folgate corner buildings and to create architectural markers that
define the boundaries of the Site; and

The underutilisation of land.





5-11a Folgate Street;
16-19 Norton Folgate; and
Blossom Street Warehouse facades.

S2

3.58
3.59


1887 Warehouse; and

4-8 Elder Street.
A Site plan showing the scope of existing buildings to be retained is shown in Figure 3.6. The corresponding
buildings numbered 1-8 on the plan are shown in Figure 3-7 and Figure 3-8.
Following consultation, further existing buildings were proposed to be retained, in addition to those listed
above, in order to enhance the scheme including:

S1


3-6

Blossom Street Warehouses (No 12 & 13 Blossom Street (Timber section of Blossom Street
Warehouses) and façades of No 14 & 15 Blossom Street (concrete section of Blossom Street
Warehouses).
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S1a

Figure 3.7 Retained Buildings 1-4 Corresponding to the Locations Shown on Figure 3.6


15 Norton Folgate.

Site S2



1927 Warehouse Façade; and
161 Commercial Street Façade.

Figure 3.6 Site Plan Highlighting Scope of Existing Buildings to be Retained

3-7
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Figure 3.8 Retained Buildings 5-8 Corresponding to the Locations Shown on Figure 3.6

Alternative Designs and Design Evolution
Development Design Options
3.60

This section provides an overview of the development design options for the overall Site masterplan
including the public realm and landscape proposals, followed by a description of the design options for each
of the plots S1, S1a, S1b, S1c, S2 and S3.

Masterplan
3.61

The masterplan seeks to bring many vacant or under used buildings back in to economic use and to
regenerate and restore those of heritage value so that their future is secured for the long term. As indicated
above, as a starting point for the design of the masterplan, a baseline study was carried out assessing the
heritage value of all existing buildings on Site. Figure 3.9 shows the key concepts which formed the basis of
the masterplan.
Figure 3.9 Key Concepts of the Masterplan

3-8
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3.66

The masterplan seeks to restore the street frontages to Fleur De Lis Street and Blossom Street, and to
reinstate the historic street pattern at the centre of the Elder Street Conservation Area.
The key design principles of the masterplan include:

Creation of new frontages to Blossom Street and Fleur De Lis Street that follow the historic street
pattern;

The Nicholls & Clarke Yard provides a new setting for the 1887 warehouse and 1927 Warehouse
façade;

The scale of new frontages respond to the predominant four storey scale of the historic streets in the
Elder Street Conservation Area;

The form of new buildings are designed to reinforce the street level context of the Elder Street
Conservation Area; and

The masterplan also seeks to replace the fragmented edge of the Site to the railway to the west, where
the urban fabric was damaged by the cutting through of the mainline railway route to Liverpool Street.
Given the varied character of the Elder Street Conservation Area, a number of sensitively designed modern
buildings have been proposed which will complement the character of the existing buildings.
Early massing studies explored the developing city fringe and the concept of locating taller elements to the
periphery of the Site to address the emerging developments of Principal Place and Commercial Street. The
development of the masterplan massing is shown in Figure 3.10.

3.67

The masterplan proposes to create new routes that connect to the local area and the proposed new
developments at Principal Place and The Goodsyard. As part of the creation of these routes, three new yard
spaces are proposed as part of the masterplan which create a network of new pedestrian routes through the
Site. The new public realm will provide open areas within the tight network of existing streets and the busy
roads of Shoreditch High Street and Commercial Road. These yard spaces will draw on the character of
spaces with the surrounding historic blocks. Active frontages at ground level will enhance the new yards and
open space.
The key design principles of the new yards are described as follows:

Blossom Yard
3.68

3.69

Blossom Yard recalls the historic space of Blossom Place which once existed within the area of Site S1. The
yard will provide a new publicly accessible space between the buildings of plots S1, S1a and S1b as well as
a new pedestrian connection between Blossom Street and Norton Folgate.
The entrance to Blossom Yard will be through 18 & 19 Norton Folgate, from which S1 and S1a are
accessed. There will be public house (Class A4), retail (Class A1) and restaurant and café (Class A3) uses
at ground level that will provide active frontages to animate the yard.

Nicholls & Clarke Yard
3.70

Figure 3.10 Development of the Masterplan Massing

This new yard space provides a positive setting for the 1887 Warehouse on Site S1c and the retained 1927
warehouse facade of S2. This new public space will be able to accommodate a variety of uses, including the
proposed restaurant and café (Class A3) uses on either side of the yard.

Elder Court and Passage
3.71

3.72

3.73

From Nicholls & Clarke Yard, a pedestrian route is created through S2. This route engages the open court
at the heart of the plot and will be animated by the entrance to office elements located above, the Elder
Street warehouses and the restaurant and café (Class A3) uses along its length.
At the corner of Commercial Street, there is potential for this route to continue to connect to the
development proposed as part of Bishopsgate Goodsyard and then onto Shoreditch. This route directs
pedestrian flows through S2 to avoid quieter residential areas to Elder Street and Fleur De Lis Street.
The new yard spaces and pedestrian routes connecting them are shown in Figure 3.11.

Public Realm and Landscape
3.74

3.75

3.76

3-9

The public realm and landscape proposals have evolved through continued engagement with statutory
authorities and local community groups. The engagement has included workshops, exhibitions, preapplication meetings and walks through the local public realm.
On the 11th and 12th June 2014 site visits were conducted inviting local stakeholders to discuss emerging
public realm and landscape proposals on-site. As part of the site visit, attendees were also given the
opportunity to contribute their opinions and observations about the existing public realm in the area in order
to gain a greater knowledge of what was liked, disliked, valued and what could be improved within the local
area.
The following is a summary of the comments received from attendees over the two days:

Maintaining and strengthening the existing character of the streets is important in terms of;

A sense of quiet, peace and tranquillity;

A strong sense of a quiet interior spaces with a clear threshold to the busy streets beyond and
the Elder Street Conservation Area; and

Material character and quality.

There was wide support for proposals to create new routes that would minimise the impact on
residential streets (i.e. new passages and yards);

There was strong support for maintaining the existing historic setting, and expanding this where
possible through the Elder Street Conservation Area;
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Figure 3.11 New Yard Spaces and Connecting Routes

3.78

3.79

The proposals for the landscape and public realm aim to respond to these comments, alongside the wider
consultation input and feedback from consultation with LBTH and TfL, in order to develop a balanced and
achievable set of improvements for the local area.
Key changes which have been integrated into the scheme design as a result of this consultation include:

Proposals for one-way traffic on Fleur De Lis Street and Blossom Street;

The location of the entrance to the proposed yard at Blossom Place from Norton Folgate;

The distribution of proposed public realm materials; and

The scope of works to the listed carriageway on Fleur De Lis Street.

S1
3.80

The opportunities and constraints which have informed the development options for Site S1 are described
as follows:

Opportunities








Reinstatement and refurbishment of the former Nicholls & Clarke Warehouses;
Enhancement and creation of a larger public realm within Blossom Yard;
Linking Shoreditch High Street with both Blossom Yard and Blossom Street;
Enhancement of the public realm on Shoreditch High Street with a new public arcade;
Creation of a new public space to the northern end of Blossom Street;
Enhancing permeability through the site, with safer, better lit, streets along Fleur De Lis passage and
Blossom Street; and
Creation of a civic ‘fourth facade’ to the new Principal Place Square to the west of Shoreditch High
Street.

Constraints



3.77


Elder Street should be altered as little as possible;

Many people were opposed to the existing herringbone paving found in parts of the carriageway.

The use of York Stone should be retained on Elder Street;

The existing kerb heights should be maintained throughout the area;

Many people were opposed to the idea of introducing public art; and

An increase in cycle parking facilities would be desirable.
The role and image of Fleur De Lis Street passage received varied responses:

Some felt the space needed improving, while others were concerned with its preservation;

Some felt that it should not have active frontages but remain a passage, while others felt some uses at
ground level would be beneficial;

The sense of transition from Shoreditch High Street to the Elder Street Conservation Area provided by
the passage was largely appreciated; and

It was generally felt that the introduction of greenery and tree planting to the area would be a positive
improvement.

3.81

Preservation of the character of the Elder Street Conservation Area;
Change of the massing to the west of the A10 (Broadgate, Bishopsgate Tower and Principal Place) to
compliment that of the Elder Street Conservation Area;

Proximity to the railway line running from Liverpool Street to the north of the Site;

Existing tight street pattern to surrounding streets affecting possible location and access for deliveries;

Creation of appropriate relationships with Elder Street, Fleur De Lis Street and Folgate Street;

Creation of appropriate relationships with Site S2 and Site S3;

Shared access and egress through Site S1a and Site S1b;

Refurbishing the Blossom Street warehouses in line with contemporary building standards (Fire,
Disability Discrimination Act (DDA) compliance and thermal/insulation); and

Preservation of the Scheduled Ancient Monument of the Priory and Hospital of St Mary Spital.
Based on the initial heritage assessment, a number of options were investigated involving scenarios of
varying scales of building retention throughout the Site. These are shown in Figure 3.12 and are described
as follows:

Option 1
3.82

Blossom Street Warehouses, 5-11a Folgate Street and 16-19 Norton Folgate are all retained with a variety
of spaces with varying characters. Variable levels throughout made this option difficult to explore.

Option 2
3.83

3-10

Blossom Street Warehouse façades are retained with 5-11a Folgate Street. A large floor area with the
southern core located directly over the Scheduled Ancient Monument of the Priory and Hospital of St Mary
Spital meant this option was quickly discounted. The loss of Norton Folgate was also viewed as problematic
within the Elder Street Conservation Area.
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Option 3
3.84

local community groups throughout the design process which has informed the following key considerations
in developing the design for S1:

The Scheduled Ancient Monument of St Mary Spital; and its location towards the centre of the Site was
cited as a key reason for Blossom Place in the 2011 scheme;

The current application broadly follows Blossom Yard and seeks to minimise impacts on the Scheduled
Ancient Monument of St Mary Spital;

The retention of buildings along Norton Folgate; proposals are based on retaining and refurbishing a
number of these buildings and creating a new entrance into Blossom Yard and the Office on S1
through two of the ground floor plots;

The retention of the public house is an important feature to the new yard in the centre of S1;

Creating a ‘yard’ with character;

Creating a formal entrance to S1 offices;

Retention of the Blossom Street warehouses, forming the edge to Blossom street, these buildings were
envisaged as being retained early in the design process; and

Creation of a new public arcade to Shoreditch High Street set back from the existing building line at
ground floor enhances the public realm at street level and provides for increased pedestrian traffic
between other emerging developments in the area.

Option 3 featured an inboard core with retained facades for the Blossom Street warehouse. The proposed
core sat within the planning consent area, however the upper floor areas were not efficient. A new external
courtyard was proposed over the Scheduled Ancient Monument of the Priory and Hospital of St Mary Spital

Option 4
3.85

3.86

Similar to Option 3, the core was relocated into the central atrium. This provided efficient floor areas at
upper levels and proposed included bridge links S1c. A new external courtyard was proposed along with
retained facades for the Blossom Street warehouse.
Following consultation with EH and LBTH, elements from a number of the above options were amalgamated
into one cohesive plan which took into consideration heritage issues in addition to technical and statutory
design requirements such as integrating 16-19 Norton Folgate into the plan, retention of the Blossom Street
warehouses and increasing the public realm at ground floor.
Figure 3.12 S1 Development Options

Development of Massing
3.88

3.89

3.90

3.91

3.92
3.93

The massing of S1 has developed to show an indicative approach to elevations considering strategic views
of the Site from Shoreditch, Bishopsgate, Commercial Road and from within the Elder Street Conservation
Area.
Retaining buildings in S1a and S1b meant that the low rise and tight grain found on the south side of the
urban block was preserved. The 2011 scheme established the presence of a large mass to the North of S1
along Shoreditch High Street replacing the Nicholls & Clarke showrooms.
Since the 2011 consent the Foster and Partners Principal Place development and a public square have
been consented by the City of London, establishing a 600,000sqft office block and 55 storey tower directly
opposite the Nicholls & Clarke showroom. The recently submitted Bishopsgate Goodsyard application also
proposes a number of tall buildings (over twenty storeys) to the North of S1.
As part of the Principal Place development this new public square, in effect a bridge over the train line, is
bounded by the new Fosters’ development on two sides, Worship Street – by 201 Bishopsgate and the
BroadgateTower to the South and S1 to the East. The facade of S1 onto Shoreditch High Street would have
a formal civic presence to this new square, in effect creating a ‘fourth facade’ overlooking the square.
Given the existing consent provided a defined quantum of development for the Site, S1 was early identified
as the site where a larger building could be accommodated within the Conservation Area.
Models of the massing development of S1 are shown in Figure 3.13

Design Evolution
3.94

3.95

3.96

Developing the Design
3.87

One of the opportunities for the design of S1 has been the application of a sensitive and appropriate design
approach to retention of historic elements within S1. There has been open dialogue with LBTH, EH and
3-11

Plot S1’s design developed by exploring and responding to the numerous constraints and parameters that
prevail over the Site and those of the wider Elder Street Conservation Area. As with the other sites, a series
of consultation events with statutory bodies, local community groups and the LBTH design review panel
have been undertaken throughout the design development. Feedback from these consultations helped
shape and focus both the design direction and proposed scheme.
In June 2014 the initial design proposals were presented to: LBTH, The Commission for Architecture and
the Built Environment (CABE), English Heritage, The Spitalfields Trust, Spitalfields Society and Spitalfields
Community Group. A Public Consultation and exhibition of initial proposals was held on site.
The response to the design proposals at this stage focused on a number of points throughout the scheme.
With regards to S1, comments centred on the following:

Façade treatment of Shoreditch High Street;

Retention of the Blossom Street warehouses; and
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3.100 Following consultation with various stakeholders, including CADP, CABE and the public, the retention of the
Blossom Street Warehouse proposes two different strategies, reflecting the concrete and timber sections:

No 12 & 13 Blossom Street (Timber section of Blossom Street Warehouses) and

No 14 & 15 Blossom Street ( concrete section of Blossom Street Warehouses).

The architectural style of S1a.

Figure 3.13 Massing Development Models for S1

No 12 & 13 Blossom Street (Timber section of Blossom Street warehouses)
3.101 As a result of having undertaken further development of our design, our proposals will now include more of
the fabric of the No 12 & 13, Blossom Street. In particular, with regard to the timber floors and cast iron we
will endeavour to largely retain and reuse these. In order to give these buildings the long term future that we
require of our investments we will need to make certain interventions. These interventions will include
structural reinforcement and fire protection required by statutory safety standards and in ordered to provide
for the requirements of modern occupiers both of which we will attempt to achieve preserving where
possible the existing structure.
3.102 We will also be re-setting the floors at the first and second floors by raising the existing structure to tie in
with levels elsewhere. The detail of the design will need sufficient time and expert input in order to be
developed as we continue with detailed design post submission of planning.
3.103 It is our intention to try and keep what we can of the rear wall of the warehouse. One of the key features of
this building is that it has been extended over time as the site has evolved and as such there is not a clear
rear wall along the extent of this warehouse. What our proposals do is clearly redefine the rear elevation of
the warehouse along the length of Blossom Street and in doing so safeguard the character of that street and
the conservation area.
Design Evolution - No 12 & 13 Blossom Street – Update 2015

3.97

3.98

3.99

November 2015 Amendments
3.104 Following consultation with the Greater London Authority, further changes have been made to adopt the
strategy for No 12 & 13 Blossom Street Warehouse, to retain and refurbish the Warehouses, with the
objective to operate as an independent building from S1. This would involve the following interior and
exterior actions as part of the refurbishment:
Interiors

Retaining and refurbishing the interiors;

Maintaining the legibility of the key rooms in warehouses by inserting a new circulation core to the rear
of the warehouses;

Retaining the form of the existing light well including glazing, faince tiles /brick work where it survives;

Removing later unsympathetic additions which detract from character of warehouses e.g plasterboard
partitions which subdivide rooms; and

Retaining emphera internally such as metal doors, original sign writing on brick walls.
Externally

Retaining existing roofs and parapet; and

Retaining the loading bay doors and reinstating these where lost.
3.105 However a number of interventions are required to bring the warehouses up to meet modern building
regulations along with repair to the fabric. This includes:

New core and lift;

New service installation including plant;

Fire compartmentalisation, fire protection to frame and surface spread flame; and

Upgrade of external fabric to meet Building Regulations (Part L).

In response to consultation feedback on the Shoreditch High Street façade, the initial studies for the façade
focused on tiering the massing. This approach was presented to various stakeholders at the public
exhibition, CABE and Tower Hamlets Design Review Panel (DRP) in June 2014. At this point indicative
elevational responses were shown on the building as coding and established that the building would be of a
masonry block-work in keeping with the Elder Street Conservation Areas use of materials. Relief to the
facade would be provided with brick piers and the scheme would not include the curtain walled glazing
dominating the city fringe of the A10.
Following the DRP, the facade strategy was reappraised since it was felt that the tiers created a large
monolithic facade and that a more vertical facade broken down into tiers reflected the tighter grain of the
southern part of S1. Variegating the tiers along the High Street creates terraces to every level and in an
asymmetrical order which enhanced the vertical progression of the site towards the triangle of S1c.
The initial proposals for the Blossom Street warehouses were to retain the facades only along the length of
Blossom Street and Fleur De Lis Street, repairing the parapet levels to a uniform level and to reinstate the
timber glazing with replica heritage windows to match the original designs. Above the retained façade was
proposed a glazed ‘pop out’ box that ran close to the edge of the building.

No 14 and 15 Blossom Street (Concrete section of Blossom Street warehouses)
3.106 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.

3-12
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Figure 3.14 Initial Massing Development for S1a

S1a
3.107 S1a is situated to the south west edge of the Site and faces a busy main road, Norton Folgate and Folgate
Street. Plot S1a is directly opposite The Broadgate Tower and marks the start of the Elder Street
Conservation Area beyond. The districts of Norton Folgate, Fournier Street and Spitalfields can all be
accessed from S1a.
3.108 Opportunities for S1a include:

Retention and restoration of 15-19 Norton Folgate;

The retention and repair of wash house elements at the rear of 16-19 Norton Folgate providing
frontage to Blossom Yard;

Reinstatement of traditional shopfronts along Norton Folgate;

Creation of a new passage link from Norton Folgate to Blossom Yard and Blossom Street, forming the
main entrance to S1 and enhancing the public realm and connections beyond;

Retention of the original chimneys of 15-19 Norton Folgate and restored mansard and roofs, with
appropriate details such as pilasters, cornicing and fenestration; and

The creation of a new corner building that enhances the setting of the Elder Street Conservation Area
whilst marking an important urban corner.
3.109 The design evolution of S1a has been driven by an iterative and experimental approach. Numerous massing
and facade arrangements were developed and tested though sketches, models and visualisation. Figure
3.14 shows the massing development for S1a.
3.110 At interim stages throughout the pre-application process, design proposals were presented at consultations
with LBTH, conservation bodies and local resident groups. Feedback from each consultation was then fed
back into the design process.
3.111 A summary of this consultation, the feedback received and the design response is provided as follows:
Design Evolution
June 2014
3.112 The scheme was presented to LBTH, Tower Hamlets Conservation and Design Advisory Panel (CADAP),
CABE, Round table public consultation, Greater London Authority (GLA). Key comments received include:

Concern was raised about the proposed demolition of 14 & 15 Norton Folgate and the stated
justification for removal;

A more flexible approach should be considered for the existing nos. 13-15 Norton Folgate;

Panel were divided in their opinion of the design in June. Some believed it was not appropriate, others
felt it was a suitable concept for this corner; and

Design integrity of the new shopfronts for the retained terrace was raised as a concern.
3.113 Design Response:

Restoration work to heritage assets to carefully repair/ replace key architectural features such as
windows and mouldings in same historic style;

Produce a design where the facade of no.15 Norton Folgate is retained

Extend reference to the Georgian context and architectural lessons it may directly provide; and

Adopt brick as the primary facade material for new build elements.

August 2014
3.114 The scheme was presented to LBTH, CADAP, CABE, Round table public consultation, GLA, Public
exhibition, Spitalfields Trust, Spitalfields Society, Spitalfields Community Group. Key comments received
include:

A proposal that allows for the retention of no.15 Norton Folgate should be investigated;

The building needs to be more in-keeping with its direct neighbours and wider Georgian surroundings;

The scheme could include material and textural references from the local area;

Brick is the preferred material choice;

Design to show a more visible acknowledgement and respect for Site history; and

Smaller proportions of glazing, particularly on Folgate St elevation.
3.115 Design Response:

Establish a facade grid that is suitable for Norton Folgate;

Create a shift in scale from Norton Folgate to Folgate St, in the proportions of glazing;

Adopt portrait glazing apertures with a proportional relationship to neighbours; and

Remove render and reveal/repair original brick facade of 15 Norton Folgate.
3.116 Having developed a thorough understanding of the Site and its context, the massing of S1a has been
informed by a number of factors. The Norton Folgate frontage responds to the urban scale of the city and
the main road it fronts. The development of massing for S1a is shown in Figure 3.15

3-13
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Figure 3.15 Massing Development for S1a

June 2014 Blossom Street Design Workshop
3.122 The key feedback received was that the use of the history of site as inspiration for the design could be taken
further. The facade has too high a proportion of glazing.
3.123 The design response was to study the Arts and Crafts building’s façade in depth and consider more strongly
how the rear could be a modern interpretation of this. The proportion of glazing to solid materials will be
developed further.
Design Evolution
3.124 Preliminary tests for the facade of 5 - 11a Folgate Street explored the introduction of a contemporary facade
to replace the incongruous shop front at 5-7 Folgate Street. This contemporary façade option was
discounted in favour of an authentic shop front to complete the terrace and to respect the historic nature of
the streetscape.
3.125 The yard elevation of Folgate Street offered more potential for interpretation as part of the wider scheme as
the existing facade has recently been rebuilt and is of poor architectural quality. Preliminary tests explored
the introduction of a fully glazed facade to provide a dramatic elevation to the courtyard and to provide
greater daylight to the office accommodation. The introduction of contemporary dormers compliments the
dormers on Folgate Street.
3.126 Feedback from residents and amenity groups encouraged a reduction in the use of glass and the design
evolved to more formally reflect the scale and rhythm of the original freehold properties on Folgate Street.
3.127 The development of the Folgate Street façade is shown in Figure 3.16
Figure 3.16 Development of the Folgate Street Façade

S1b
3.117 The design of S1b has been developed through an iterative process, combining sketches, drawings and
both 3D and physical models. Variations of the form, massing and articulation of the scheme have been
tested to ensure that the final design responds to the existing buildings, and integrates with the character,
scale and identity of the area.
3.118 One of the key drivers of the design evolution of S1b has been in response to comments from statutory and
local groups to result in a sensitive design which responds to both the existing, and proposed context.
3.119 A summary of this consultation, the key feedback received and the design response is provided as follows:

3.128 The proposal to replace 16-17 Blossom Street was explored in terms of finding an appropriate response to
both the adjacent warehouses and the Arts and Craft buildings.
3.129 Following a preliminary context analysis, early studies followed a contemporary brick building design; the
proportion of bays which might be introduced was explored to both reflect the adjacent warehouses, and
also to compliment the courtyard elevation so that the building is visually pleasing from both aspects.
3.130 Figure 3.17 shows the development of the Blossom Yard façade.

June 2014 Pre-Application Meeting
3.120 The key feedback received is that a heritage led approach to the design has the potential to improve the
appearance but will need to be considered in more detail. The scheme is appropriate in scale and
successfully relates to the adjacent building.
3.121 The response to this is that the design team studied historical photographs of building and language of The
Water Poet public house elevation and developed a more informed facade restoration that reflected this.

3-14
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Figure 3.17 Development of the Blossom Yard Façade

passageway through 16-17 Norton Folgate was discussed over a number of positions, and upon further
consideration, it was felt that switching the entrance from 16-17 Norton Folgate over two bays to 18-19
Norton Folgate, provided a better link with the pedestrian crossing on Shoreditch High Street and a less
convoluted internal space within the square.
Figure 3.18 Massing Development for S1c

S1c
3.131 The position of S1c on the edge of the Site meant that early in the design process this plot was identified as
having potential for a taller building. Due to the irregular nature of the site, proximity to large developments
to the North West and position behind Broadgate Tower, its impact on strategic views of London would be
diminished.
3.132 The initial massing approach for S1c looked at separate and combined elements over Fleur De Lis
Passage. Proposed bridge links were put forward as a means of mediating between both sites without
blocking views into and out of the Fleur De Lis passage and the Elder Street Conservation Area.
3.133 The design approach for S1c was to have a taller 15 storey element, clad in glazed white terracotta or
faience in contrast with the proposed masonry block architecture of the S1 block.
3.134 This scheme was presented to the various consultation bodies and feedback was mixed between those who
wanted contrast within the development and those who wanted the building to tie into the proposed
masterplan around it.
3.135 Further development followed with a lower brick clad tower option. This unified the façade with S1 through a
series of bridge links. When presented to the LBTH, it was felt that in lowering the building height and
adopting the same use of materials as S1, the buildings became too uniform.
3.136 A third approach looked at reducing the bulk by narrowing its elevation. By expressing the core as a
separate element to match the bridge links, the wall to floor ratio of the building was improved and appears
more slender against the skyline.
3.137 Massing options for S1c are shown in Figure 3.18.

S2
3.142 Constraints and opportunities for S2 are described as follows:
Opportunities




S1c – Design Evolution – Update 2015



March 2015 Addendum
3.138 In response to concerns raised by LBTH Highways, with regards to the impact on the highway (specifically
access during maintenance), it was proposed to remove the bridge links between S1 and S1c. It was
proposed that S1 and S1c would become independent buildings. Separating S1 and S1c would create
smaller floor plates for co-working and SMEs in S1c.
3.139 Given the smaller floor plates there was also the opportunity to review the floor to floor heights in S1c and
the building was recalibrated from 3.9m to 3.5m in height (floor to floor) to suit the smaller office floor plates.
This allowed a further floor plate for SME space to be accommodated in S1c.
3.140 Disconnecting S1 and S1c also allowed the S1 core to be reduced in size as facilities were no longer shared
with S1c.

Adapting the existing buildings for contemporary usage and enhancing key heritage features;
Increase public connectivity through the Site to create a new public realm;
Increase connectivity with Liverpool Street Station and Shoreditch High Street to the south and connect
Shoreditch High Street Overground Station via Commercial Street to the East; and
Create new active frontages and reinforce the urban block.

Constraints

Re-planning the buildings on-site to change their former industrial use to contemporary office use;

Limited building frontage available for adaptive re-use; and

Stepping ground plane and location of rear extensions prevent access through the Site.
3.143 One of the scheme challenges has been the design approach to retention of the historic elements within the
new development. There has been a clear and open debate with LBTH, EH and Local Community Groups
throughout; which has informed the following key scheme considerations:
1 Proposed refurbishment of No. 4-8 Elder Street;
2 Proposed facade retention of 1927 Warehouse; and
3 Proposed facade retention of 161 Commercial Street.
3.144 The following sections describe the design options and evolution for the Elder Street Warehouses, the 1927
Warehouse and 161 Commercial Street.

Blossom Yard
3.141 Blossom Yard has developed as a new public square surrounded by plots S1, S1a and S1b revising the
historic Blossom Place which exists on-site. At early consultations and CADAP, the location of the entrance
3-15
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4 Restoration of the original loading doors, setting back of the floor areas to create an internal lightwell and
skylight to gain more light into the building – the consultation feedback was that this was considered to
be an appropriate approach.

4-8 Elder Street Warehouses
3.145 Figure 3.19 shows the design evolution for the 4-8 Elder Street Warehouses.
Figure 3.19 Design Evolution of the 4-8 Elder Street Warehouses

Figure 3.20 Development of the 1927 Warehouse

3.146 The development design options for the 4-9 Elder Street Warehouses corresponding to Figure 3.19 and
relevant consultation feedback are described as follows:
1 A new contemporary roof was proposed to replace the mansard roof to connect the new development to
the existing warehouses - consultation feedback was for the traditional roof form to be retained;
2 A new contemporary ‘mansard’ roof was proposed to replace the original roof to connect the new
development to the existing warehouses - the consultation feedback preference was for the original roof
form to be retained; and
3 Incorporate additional dormers within the original roof to improve the continuity of the façade. - this
approach was considered to be appropriate during consultation.
1927 Warehouse
3.147 Figure 3.20 shows the design evolution of the 1927 Warehouse.
3.148 The development design options for the 1927 Warehouse and relevant consultation feedback are described
as follows:
1 Embed and frame the 1927 warehouse facade into the new development form – the consultation
feedback was for the 1927 warehouse façade to be expressed as a more distinct element separate from
the new development;
2 ‘Release’ the retained frontage at the Northern corner and set new development back, restore the
original loading doors and replace the lower doors to match and build up the lower roof parapet to match
existing and relate to new development – the consultation feedback was that this was considered to be
an appropriate approach;
3 To gain more light into the building through the warehouse facade, a proposal was considered to replace
the original restored doors, with a contemporary version – the consultation feedback was that the original
doors were considered to have the most historic interest within the façade and the preference was for
new floor areas to be set back from the façade and not expressed on the historic elevation; and

161 Commercial Street
3.149 Figure 3.21 shows the design evolution for 161 Commercial Street.

3-16

03

Alternatives and Design Evolution
and in keeping with the remaining Grade II listed properties on Elder Street. [Spitalfields Society August 2014].

Figure 3.21 Design Evolution of 161 Commercial Street

Figure 3.22 Development of Massing for S3

3.150 The development design options for 161 Commercial Street corresponding to Figure 3.21 and relevant
consultation feedback are described as follows:
1 A new six storey corner building replacing 161 Commercial Street - consultation feedback was that 161
Commercial Street is of historic interest and should be retained;
2 Retention of 161 Commercial Street façade - the consultation feedback was that retention of the 161
Commercial Street façade was a positive addition to the scheme but that the massing was considered to
be too high; and
3 Reduce the height of 161 Commercial Street to five storeys - This approach was considered to be
acceptable during consultation.

S3
3.151 The evolution of the design for S3 has been driven by a developing understanding of the Elder Street
Conservation Area context. Throughout the design process a series of consultations with local interest
groups and design review panels has been undertaken and feedback from these consultations has informed
the design.
3.152 At the heart of the proposal is the need to provide a variety of high quality residential accommodation within
the development while maintaining massing and elevation appearance in keeping with the local context and
the Elder Street Conservation Area.
3.153 A feasibility proposal was developed towards the end of 2013 seeking to establish an appropriate massing
for the scheme. This massing was then developed to show an indicative elevation treatment. This process is
shown in Figure 3.22.
3.154 In June 2014 the scheme was presented to a number of design review panels and interest groups including,
CABE, CADAP, the Spitalfields Trust, Spitalfields Society, and Spitalfields Community Group. In addition, a
public consultation was held for local residents and interested parties.
3.155 The response to the proposal at this stage was mixed and a selection of these comments are summarised
below:

The buildings on S3 begin to show an architectural idea and the design team were encouraged to
develop this concept further. Currently the proposed elevations are too reserved and bland. Variation
and articulation should be proposed to soften the frontage - [Design Council - July 2014];

The development of the residential terrace proposed to Elder Street should be bolder in responding to
the acknowledged vertical subdivision of the existing architecture - [CADAP – June 2014];

The argument that the scheme incorporates individual entrances should be applied to the residential
scheme as a whole, with more individuality and expression of the different room’s uses and ownerships
evident along the rest of the street - [CADAP - June 2014]; and

In general, there is broad based support for returning the property to residential use. Due care and
attention should be given to the historic precedents for the plot with elevations designed accordingly

3.156 Following the consultation in June 2014 the design was revisited both to respond to the comments and to
develop the design of the street elevations to ensure that the S3 building fits into the surrounding context as
successfully as possible.
3.157 To inform the design process a thorough analysis of the existing buildings on Elder Street was undertaken
to ensure that the proposed elevations to S3 were appropriately proportioned, detailed and designed.
3.158 This analysis looked at building widths and proportions, front doors and windows, brickwork and historic
images of the buildings on the plot and surrounding streets.
3.159 The design of the street elevations to S3 has been informed by the immediate context in which they are
located. The character of Elder Street, Fleur De Lis Street and Blossom Street varies from early Georgian
town houses to Victorian warehouse buildings.
3.160 This variety is repeated in the proposed elevations with a subtle but noticeable change in the appearance of
each of the bays from the Georgian proportions and brickwork detailing on Elder Street through to the
vertical design and brick piers of the Blossom Street warehouses.
3.161 Figure 3.23 shows the relationship between Elder Street, Fleur De Lis Street and Blossom Street and the
proposed elevation.
3-17
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Figure 3.23 Change in Elevation Context across S3



Recreate the decorative brickwork around windows that is frequently seen on the neighbouring
buildings; and
Vary the brickwork used for each bay laid in a Flemish/ English bond.

Figure 3.24 Scheme Development and Consultation for S3

3.162 The design has been presented to consultees throughout the process and has evolved to respond to the
comments provided. An overview of the design evolution is shown in Figure 3.24. Feedback comments from
consultation have generally been related to the design of the Elder Street elevation.
S3 - Unit Mix – Update 2015
November 2015 Amendments
3.163 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.
Elder Street
3.164 The design of the proposed Elder Street elevation has been an iterative process carried out in close
consultation with local community groups. Issues raised by the Spitalfields Trust, Spitalfields Society and
Spitalfields Community Group and Elder Street Residents are summarised as follows:

Building divisions should be expressed vertically to respond to those of the existing buildings on Elder
Street;

The size and proportion of windows should match those on the existing buildings on Elder Street;

Brickwork detail and bonding is critical;

Detailing of windows as timber sashes;

Rainwater downpipes should be included on the elevations; and

False balconies in front of some windows above ground floor is incongruous with the existing buildings.
3.165 In response to this feedback, the design of the elevation has been developed to:

Break down the mass of the building with the use of vertical divisions to express party walls between
apartments and give the appearance of a series of smaller buildings similar in width to the existing
paired houses on Elder Street;

Rationally locate windows related to the party walls and the internal arrangements of the apartments
behind replicating the proportions of the Georgian houses;

Vary the parapet height to emphasise the divisions between buildings with the use of a mansard roof
and dormer windows to the central bay;

Punctuate the elevation with front doors at ground floor to provide variety at street level;

Adopt the Georgian proportion of windows that is prevalent in the Elder Street Conservation Area;

Utilise sash windows in keeping with the existing buildings on the street;

Omit false balconies from upper floor levels on Elder Street;

Vary window sill and head heights to differentiate between the three bays of the proposed buildings
and respond to the function and daylight requirements of the rooms behind;

Decrease the size of windows at top floors where daylight is best to recreate the vertical order of
Georgian buildings;

3.166 Development of the Proposed Elder Street Elevation is shown in Figure 3.25
Courtyard
3.167 The elevation treatment to the courtyard is a response to the need to maximise daylight to residential units
and create a pleasant space for residents at the heart for the scheme.
3.168 The courtyard elevation was tested with outboard and inboard balconies and the design team concluded
that inboard balconies gave better privacy between units and also allowed for increased daylight to
residential units.
3.169 A series of elevation studies were carried out to test materials and window sizes. It was decided that timber
would be the most appropriate cladding material as it fits with the local building context with some of the rear
elevations to the existing properties to Elder Street having areas of timber cladding.
3.170 Generously sized windows maximise daylight to the rooms arranged around the courtyard.
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Alternatives and Design Evolution

Set-back Top Floors

3.176 The design approach has been iterative, whereby analysis is interpreted and proposals are made and
considered in light of their advantages and disadvantages. Proposals were developed through extensive
consultation and a progression of ideas explored through design workshops. This process has ultimately led
to the present scale and form of the Proposed Development.
3.177 The Proposed Development has been sensitively designed in respect of the heritage context of the Site and
its surroundings. This includes the Scheduled Monument of the Priory and Hospital of St Mary Spital, the
Elder Street Conservation Area and locally listed buildings within the Site and the conservation areas and
listed buildings and structures that lie in proximity to the Site, including directly adjacent to the Site
boundary.
3.178 The final scheme, which is the subject of the EIA and has been assessed as reported within this ES, is
described in detail within Chapter 4: The Proposed Development of this ES.

3.171 The set-back fourth and fifth floor levels are conceived as a lightweight addition to the brick building below
and will expressed as such. A series of elevation studies were carried out to test materials that could be
used.
Figure 3.25 Development of the Elder Street Elevation
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3.172 The elevation treatment selected utilises large picture windows and corner windows to frame views with
timber cladding between. The timber cladding will be stained black to diminish the mass of the building and
clearly differentiate the top floors from the brick elevations below and the courtyard elevations.
3.173 The mass of the top floors is sculpted to create private terraces at both fourth and fifth floor levels.

Conclusions
3.174 The ‘No Development’ alternative was ruled out by the Applicant as this will not contribute to LBTH’s
housing targets including the provision of affordable housing and there will be a lost opportunity to create an
uplift of c.2,400 jobs on-site as well as the provision of 1,433m2 of public open space and would result in
continued underutilisation of land and derelict and dilapidated buildings remaining within the Site.
3.175 Alternative sites were not considered as no other sites have been identified in the surrounding area that are
deemed suitable to accommodate the office, retail and residential space requirements of the development
brief.
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