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01INTRODUCTION
WELCOME PLANNING CONTEXT SITE  HISTORY

This exhibition shares the Updated Masterplan for 
the Goodsyard, the former Bishopsgate Goods Yard 
site which surrounds Shoreditch High Street Station.
 
Developers Hammerson and Ballymore, known as 
the Joint Venture or JV, acquired the site in 2002 and 
have been working on a mixed-use masterplan since 
the Interim Planning Guidance was adopted by the 
local authorities and the Greater London Authority in 
2011.

Since 2015 the Joint Venture have been rethinking 
the Goodsyard and developing significant updates 
to the planning application originally submitted in 
2015, with amendments in 2016.

In November 2018 we held a series of consultation 
events on the first iteration of the updated proposals 
for the Goodsyard. 

Since November, further updates have been made in 
response to feedback and we are now sharing these 
as part of the Updated Masterplan for community 
review.

Please take a look at the exhibition, ask the Team 
any questions you have and complete a feedback 
form to let us know your views. Feedback will 
be recorded in the Statement of Community 
Involvement which will provide a record of 
community views alongside the planning application.

The Goodsyard site straddles the boundary between 
two London boroughs – Hackney and Tower 
Hamlets. 

In 2014 planning applications were submitted to the 
London boroughs of Hackney and Tower Hamlets 
for the comprehensive redevelopment of the 
Goodsyard, and in 2015 further amendments were 
submitted to the two boroughs. 

In September 2015, the applications were called-
in by the Mayor of London which confirmed that 
the Mayor would act as the local planning authority 
for the purposes of determining the planning 
applications.
 
In April 2016, the Greater London Authority 
(GLA) officer’s report recommended the planning 
permission should be refused. The Mayor agreed to 
defer the determination to allow the Joint Venture 
further time to evolve the design and work with 
the GLA planning officers to address the concerns 
raised in the Stage 3 report.

Bishopsgate Station opened in 1840 as a passenger 
terminal providing a route into London from Ipswich, 
Norwich and Colchester. 

The station closed to passenger traffic in 1875 and 
reopened six years later as Bishopsgate Goods Yard, 
a freight station serving the eastern ports of England. 
By 1882 the Goods Yard was in full operation catering 
for 1,600 carts in and out of the station daily and was 
the hub for receiving imported food from continental 
Europe.

On December 5th 1964 a fire broke out at the 
station. The blaze was so intense that 40 fire engines 
and 235 firefighters were called. Despite best 
efforts, the Goods Yard was rendered unusable and 
has remained substantially derelict ever since. 

In April 2010, Shoreditch High Street Station opened 
in the centre of the site.

The space, which sits between Shoreditch, 
Banglatown, Spitalfields and the City Fringe, also 
currently accommodates temporary uses including 
small businesses markets, and leisure activities.

THE EXISTING GOODSYARD SITE

N

 KEY FACTS

•	 The Goodsyard is the name of 
the former Bishopsgate Goods 
Yard site and is the area that 
surrounds Shoreditch High 
Street Station. 

•	 It is 4.4 hectares in size which 
is the same as about 7.5 
international football pitches. 

•	 The area has been a rail 
transport hub since the 1840s, 
but in 1964 a fire left the site 
mostly derelict.

•	 Sitting between Shoreditch, 
Banglatown, Spitalfields and 
on the edge of the City, the site 
has been identified in existing 
planning policies as a major 
development opportunity that 
will help to regenerate the area.

Looking west on the Goodsyard site The historic Braithwaite arches on the Goodsyard siteLooking north along Brick Lane The bridge on Braithwaite Street looking south

AERIAL VIEW OF THE GOODSYARD

BETHNAL GREEN 
ROAD

SHOREDITCH 
HIGH STREET

COMMERCIAL 
STREET

BRICK LANE

SHOREDITCH HIGH 
STREET STATION

SCLATER STREET
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SITE HISTORY

WHO’S INVOLVED

THE JOINT VENTURE (JV) THE PROJECT TEAM

NEXT STEPS

INTRODUCTION 02

STATEMENT OF COMMUNITY INVOLVEMENT
Following this exhibition, all feedback will be collated 
and analysed, and combined with the findings from the 
2018 consultation to produce a second addendum to 
the original Statement of Community Involvement. 

As a public planning document, the Statement of 
Community Involvement will provide a thorough 
account of the whole community consultation 
process and its impact on the final proposal.

PLANNING APPLICATION
It is anticipated that amendments to the earlier 
outline planning applications for the site will be 
submitted to the Greater London Authority (GLA) 
in Spring 2019, alongside detailed application 
information for Plot 2 and the heritage elements on 
the site.

The outline application will determine the quantum 
of development, location of buildings and their 
height and mass (parameter plans). It will also 
cover access points, routes through the site and 
the design principles for the new buildings, streets 
and public spaces. The outline application will be 
subject to subsequent and further reserved matters 
applications each of which will be consulted on.

STATUTORY CONSULTATION
Following the submission of the amendments to the 
planning applications, there are a number of stages 
to follow, including Statutory Consultation which will 
be run by the GLA. Here formal representations on 
the planning applications can be submitted to the 
GLA and all the planning documents will be available 
to review in full, including impact assessments which 
are currently in progress.

Hammerson 

Hammerson is an owner, operator and 
developer of European retail and leisure 
destinations. Hammerson has earned its reputation 
for delivering new jobs and quality environments 
to stimulate positive local change. Hammerson has 
a strong track record of successful partnerships 
with local authorities, landowners and developers. 
Selected projects include Bullring in Birmingham, 
Victoria Gate in Leeds, Westquay in Southampton 
and Bishops Square, Spitalfields.

Ballymore 

Ballymore is a major mixed-use property 
developer with an award-winning portfolio of 
some of Europe’s largest urban development 
projects. They have a proven track record of 
developing mixed-use schemes and remain fully 
committed to their buildings through their estate 
management teams. Ballymore has significant land 
holdings across the UK, Ireland and Europe. Live 
developments include London City Island, Embassy 
Gardens, Wardian London, Dublin Landings, 
Goodluck Hope, Royal Wharf and Three Snowhill.

http://journals.cambridge.org Downloaded: 21 Feb 2014 IP address: 131.251.254.13

Debate revolved around the question of the
relationship of the Braithwaite Viaduct to
surrounding structures including the remaining
machinery of the yard. It was held that if the viaduct
could be understood conceptually as an independent
structure then London Underground could
legitimately demolish all surrounding structures
and replace with new.26 The High Court ruling placed
responsibility for taking this view in the hands of the
two local authorities: Tower Hamlets and Hackney.
While their subsequent decision that the
Braithwaite Viaduct could not be conceptually
extricated from the rest of the goodsyard structures
led to an expensive formal planning application, in
the end, permission for the demolition of all but the
viaduct was granted anyway.27 Not only the less
worthy parts of the architecture, but the existing
occupants of the site, were deemed historically
unimportant. Planning rhetoric explained this by
again connecting the regeneration benefits of the
East London line with a need for demolition.28

The public interest and reaction generated around
the proposed demolition led to these occupants and
their interests acquiring sudden visibility. In 1998, in
response to this sudden focus on the site and its
attributes, Bishopsgate Space Management Ltd. (BSM)
negotiated with Railtrack to acquire a lease to
manage half of the 10-acre site [11]. They acquired
permission to upgrade the space under the arches
and to lease them to a range of businesses up until
such time as a firm and fully accepted development
plan was in place.29 These included a big corporate
entertainment facility, a go-karting venture, a
mixture of light manufacturing workshops, leisure
facilities including a swimming pool and five-aside
football pitches, a restaurant, a Sunday market and
even an apple-producing orchard [12–15]. The sports
facilities were inserted under the widest-spanning
arches under the old tracks. 

Bishopsgate Space Management’s approach
demonstrated that the structure could
accommodate a range of viable, self-funding uses. In
this sense, it demonstrated that changing
relationships between the metabolism of the city
and its spaces of consumption do not necessarily
create a need for demolition. Eric Reynolds, BSM
founder and managing director explained in

arq . vol 12 . no 1 . 2008 design18

Juliet Davis Re-imagining Bishopsgate goodsyard

10a

10b

11

10 a, b Derelict
goodsyard interior,
1995

11 Bishopsgate Space
Management’s site
(denoted by the grey
tone)

12 Bishopsgate Space
Management’s
renovation: new units
under construction in
the Braithwaite
Viaduct arches

13 Bishopsgate Space
Management’s
renovation: the
orchard

1840

Shoreditch Station opened as a passenger 
station (renamed Bishopsgate in 1847)

1881
The station was converted to a  

goodsyard after the opening of Liverpool 
Street passenger station

1964

A fire destroyed most of the depot and 
subsequently, it was closed permanently 

2010
Shoreditch High Street Station opened, 

forming a part of the TFL London 
Overground Network

1910
Bishopsgate Goods Yard handled goods 

from ports in the east of England

1990
The space began to accommodate 

temporary uses, including small businesses 
markets, and leisure activities

FaulknerBrowns

FaulknerBrowns are the Masterplanners for the 
Goodsyard, they are also the architects for several 
buildings in the scheme.

Spacehub

Spacehub is based off Bethnal Green Road and is 
the landscape architects responsible for the public 
realm / streetscape and open space for the scheme.

Soundings 

Soundings are community engagement 
specialists based in Shoreditch who have 
been involved in the Goodsyard since 2011. 
Soundings are conducting consultation on the 
updated proposals.

BuckleyGrayYeoman 

BuckleyGrayYeoman is responsible for a 
range of commercially focussed buildings 
in the scheme. They currently work from the Tea 
building and are neighbours to the site.

Chris Dyson Architects

Chris Dyson Architects are based on Brick 
Lane and are designing residential buildings 
and restoring the Victorian terraces on Sclater St.

Eric Parry Architects
Eric Parry Architects have been appointed to design 
Plot 2. The practice are responsible for several 
prestigious commercial projects across London and 
the UK.
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CONSULTATION HISTORY

•	This board outlines the consultation history for the Goodsyard and provides 
a summary of the recent consultation and findings from November 2018.

•	Initial outreach for the Goodsyard began back in 2011. Between 2013 and 
2015, extensive consultation was undertaken on earlier iterations of the 
masterplan, engaging over 1,500 local people. 

Do you agree with the 
proposed reduction in 
the building heights?

38%

24%

10%

14%

14%

50

Do you agree with the 
proposed amendments 
to the heritage aspects 
of the proposals?

43%

35%

20%

2%

49

Do you feel the updated 
proposals have made 
improvements on public 
realm?

46%

16%

38%

68

Yes No Neutral / 
don’t know

Do you agree with the 
proposed amendments to 
green space?

31%

38%

15%

7%
9%

45

Do you feel the updated 
proposals have made 
improvements on mix of uses?

51%

13%

36%

68

Do you feel the updated 
proposals have made 
improvements on height and 
urban form?

66%

18%

16%

68

Do you feel the updated 
proposals have made 
improvements on heritage 
integration?

61%10%

29%

70

Do you agree with the 
upgraded routes?

41%

43%

14%

2%

44

Do you agree with the 
proposed amendments to the 
mix of uses?

29%

37%

16%

12%
6%

51

•	More recently, the Joint Venture has been looking to update the proposals 
for the Goodsyard. Following  extensive discussions with the GLA and the 
boroughs, we held a series of consultation events on the first iteration of 
the amended proposals in November 2018.

•	Detailed findings can be found in the Updated Proposals Consultation 
Report 2018 which is available online and as part of this exhibition.

The updated proposals 
shared for feedback 
in November 2018 
incorporated a number 
of key updates, including 
a reduction in overall 
height and scale across 
the site, a refocus 
towards a mixed-use 
scheme and a new 
approach to routes 
through the site. The key 
updates are identified 
in the two diagrams to 
the right which compare  
the 2015 scheme with 
the November 2018 
updated proposals 
shared for community 
feedback. 

FEEDBACK
Feedback was captured 
through feedback forms 
and through discussions 
at three Theme 
Exchange workshops. 
The graphs shown here 
depict the responses 
that were received 
through our feedback 
form in regard to the 
major aspects of the 
updated proposals. This 
helps give a snapshot 
understanding of areas 
of support and concern, 
and areas which may 
need more clarification.

NOVEMBER 2018: UPDATED PROPOSALS

HEIGHT and MASSING 
REDUCED ACROSS 

THE SITE

K
E

Y
 

U
P

D
A

T
E

S

REFOCUS TOWARDS
MIXED-USED SCHEME

RE-DISTRIBUTED and  
INCREASED OPEN 

SPACE

MORE ROUTES  
THROUGH

BETTER ACCESS  
TO HERITAGE

MORE HERITAGE  
RETAINED

2015: PREVIOUS APPLICATION

N

2014 Planning Application

Initial Planning Application: The initial planning 
applications were submitted to the London boroughs of 
Hackney and Tower Hamlets in July 2014. The consultation 
outlined above is fully described in the 2014 Statement of 
Community Involvement.

2011

Early outreach: Soundings conducted early community 
outreach collecting over 900 comments to help set out local 
priorities, needs and desires for the area.

GLA: 2015-2018

Rethinking the Goodsyard: In September 2015 The 
Mayor of London called the applications in. GLA officers 
recommended refusal so the Mayor agreed to defer the 
determination to allow the  Joint Venture further time to 
evolve the design and work with the GLA planning officers 
to respond to comments.

Late 2013

Concept Masterplan and Draft Masterplan: Two stages 
of consultation were held in July and October 2013 to share 
and gather feedback on the emerging proposals at each 
stage of development.

2015 Amendments

Scheme Amendments: Amended applications were 
consulted on in the Spring of 2015 and submitted to the 
boroughs in June 2015. The consultation is fully described in 
the 2015 Statement of Community Involvement Addendum.

Early 2013

Initial consultation: In early 2013 we held 1:1 consultations 
with key stakeholders, held pop-up events, and ‘walk and 
talk’ site and area visits with local people. This culminated 
with a week of public workshops, referred to as ‘Ideas Week’ 
in June 2013.

2014

Focus Sessions and Updated Masterplan: A series of 
workshops investigating specific aspects of the scheme 
were held between December 2013 and June 2014 
culminating in an exhibition of the Updated Masterplan in 
July 2014. 

2018-2019

Updated proposals - Further consultation: Following 
discussions with the GLA and boroughs, the  Joint Venture 
has been updating the proposals for the Goodsyard. 
Consultation on the first round of updates was carried out in 
November 2018. The  Joint Venture has now responded to 
feedback and further developed proposals are presented in 
this exhibition.

CONTENT

SUMMARY OF 2018 CONSULTATION

74 feedback formsThree theme sessionsThree out and about mini-exhibitions Over 620 event attendeesFive public drop-in exhibition days12,000 copies of the newsletter distributed

Increased access 
through the site 
was well received, 
particularly the new 
east-west link that 
will be open to the 
sky. The highline 
concept was also 
positively received. It 
was however raised 
that the Goodsyard 
should provide a more 
consolidated green 
space for the public 
and that this would 
be best placed closer 
to Brick Lane. It was 
suggested that the 
residential Plot 9 
should be relocated 
within the site to allow 
for more open space.

PUBLIC SPACES

There was a generally 
positive response 
in regard to the 
increased mix of land 
uses proposed at 
the Goodsyard, with 
the introduction of 
cultural spaces and 
the hotel receiving 
supportive comments. 
However, concerns 
were raised in regard 
to the proposed 
number of residential 
units. Respondents 
suggested a number 
of opportunities where 
additional units could 
be provided.

MIX OF USES

The overall reduction 
in height and massing 
across the site was 
widely supported, 
with the architecture 
and design proposals 
for the Goodsyard 
receiving positive 
feedback. However, 
concerns remained in 
regard to height and 
massing, particularly 
for Plots 1 and 2, 
and the potential 
impacts the proposed 
buildings may have 
on overshadowing, 
sunlight and views 
for surrounding 
neighbourhoods.

HEIGHT AND FORM

Are you in favour of the updated proposals? 

20%

65

43%

19%

6%

12%

Strongly in 
favour

In favour Neutral / 
don’t know

Not in favour Strongly not in favour

KEY THEMES
Looking across all feedback received through exhibitions and workshops, there 
were a number of key themes most comments addressed. Please see the summary 
below and full details in the Updated Proposals Consultation Report 2018.

N

KEY:

Workspace

Residential

Cultural

Public realm

Retail

Hotel

KEY:

Workspace

Residential

Cultural

Public realm

Retail

Hotel
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SUMMARY OF 2019 UPDATES

2019 UPDATES 04

PLOT 1

PLOT 2

PLOT 3

PLOT 8a PLOT 8

PLOT 4

PLOT 5

PLOT 10

PLOT 10

PLOT 10

PLOT 6

•	Following the 2018 consultation, community feedback was reviewed by the 
Joint Venture, including key themes and suggested amendments.

•	This board outlines the updates made to the proposals for the Goodsyard 
in response to 2018 consultation feedback. 

N

FINAL MASTERPLAN

•	The  Joint Venture has also received feedback from the local boroughs and 
the Greater London Authority and has considered this as part of the updates.

•	In response to all feedback received, a number of key updates are proposed  
in the Updated Masterplan, which are summarised below.

• Feedback: Concerns were raised that the 
level of housing provision on the site was too 
low. Respondents suggested increasing the 
number of residential units across the site.

• Update: As Plot 8a is internal to the site, the 
design team consider that increased height is 
unlikely to impact on neighbourhoods and the 
townscape surrounding the Goodsyard site. 
Plot 8a now provides an additional 10 storeys 
of residential units in comparison to the 2018 
updated proposals. The number of hotel 
rooms has also been reduced within the plot.

PLOT 8A 
ADDITIONAL RESIDENTIAL

Illustrative sketch of the Goodsyard looking west

• Feedback: Concerns were raised that 
the level of housing provision on the site 
was too low. Respondents suggested 
increasing the number of residential 
units across the site.

• Update: Plot 10 has been converted from 
flexible working space to residential use 
to provide additional units on the site. 
Plot 10 has also been increased in height 
by two levels in some sections and five 
in others in comparison to the 2018 
updated proposals.

PLOT 10 
ADDITIONAL RESIDENTIAL

• Feedback: Concerns were raised that 
the level of housing provision on the site 
was too low. Respondents suggested 
increasing the number of residential 
units across the site.

• Update: The heights of Plot 4 have 
been amended to provide additional 
residential units within the plot. Some 
sections of the building will decrease by 
two storeys in comparison to the 2018 
updated proposals and some areas will 
increase by up to five storeys. 

PLOT 4 
ADDITIONAL RESIDENTIAL

KEY:

Workspace

Residential

Cultural

Public realm

Retail

Hotel

• Feedback: Updates to the public spaces 
proposed in 2018 were well received, 
although additional public space was 
requested. It was specifically suggested 
that Plot 9 be removed to allow for 
increased open space at highline level to 
avoid fragmentation of green space. 

• Update: Plot 9 has been removed with 
the residential units redistributed across 
the site. This allows for increased public 
space at highline level, including a 
consolidated green space at the eastern 
end of the site towards Brick Lane. 

REMOVAL OF PLOT 9

• Feedback: Plot 2 was highlighted as an 
area of concern due to its outline height 
and massing.

• Update: Award-winning architects Eric 
Parry Architects have been brought 
onboard to re-think the design of Plot 
2 and prepare detailed designs for the 
building. The updated design, outlined 
on Board 9 aims to respond to the 
immediately surrounding area through 
design and architectural elements. 
 
New public space has been introduced 
at ground floor, creating a link from 
Shoreditch High Street through to the 
cultural space within the listed arches. 
The space creates separation between 
Plot 2 and the historic Oriel Gateway 
structure on Shoreditch High Street, 
enhancing the space and revealing the 
structure to the public. 

PLOT 2 REVISED

• Feedback: It was raised by respondents 
that the interface between Plot 1 and 
the Tea Building needed additional 
consideration.

• Update: Plot 1 has been reduced in 
height by two storeys to the west to 
reduce impacts on the Tea building.

PLOT 1 HEIGHT REDUCED

Plot 1
12-16 storeys

Plot 4
12-19 storeys

Plot 10
6-11 storeys

Plot 8A
26 storeys

Plot 6
5 storeys

Plot 8
4 storeys

Plot 2
29 storeys

Principle 
Place

Avant Garde 
Tower

Broadgate 
Tower

Plot 3
7 storeys

Plot 5
6-13 storeys

N
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USES AT GROUND FLOOR AND HIGHLINE LEVELS

SECTIONS

Use Size
Retail 18,093 m2 (194,750 sqft)
Workspace 132,746m2 (1,428,860 sqft)
Hotel 10,250m2 (110,300 sqft) 150 max bedrooms
Residential 45,811m2 (493,110sqft) 500 units
Cultural 3,432m2 (36,940 sqft)
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•	The Goodsyard is envisioned to be a destination for local people and 
visitors alike, providing a wide range of retail and cultural spaces, 
with publicly accessible green areas and a variety of workspaces to 
accommodate existing and emerging industries. 

•	The vision of the Joint Venture is to create a new destination where the 
local community, visitors, workers, innovators and makers can continue 
to build on the creative vibrancy palpable in this part of London.

Illustrative view over the Goodsyard site, looking west.

This table shows 
the floorspace 
for the different 
uses across the 
Goodsyard site:
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GROUND LEVEL PUBLIC STREETS AND SPACES

PUBLIC REALM MATERIALS

Illustrative view of the main east-west route ‘middle road’ through the Goodsyard site, looking east.

GROUND LEVEL PLAN
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Covered 
lanes

2

3

Ground Floor Character Areas

New routes through the site and urban block scale comparison.

4

Yorkstone Granite cobble pavingTurntable Drainage channel Clay brick paving

1

KEY SPACES AND GATEWAYS

•	The street and routes through the site are proposed in a simple layout that 
integrates with the streets that surround the Goodsyard. A combination 
of new streets and squares will create a series of new connections across 
the site, some of which have been lost for over a century. 

•	The ground floor public realm makes clear references to the original 
structures of the Goodsyard with proposed materials reflecting the 
history of the site. 

•	The revised building blocks respond to existing block patterns surrounding 
the site, creating a contextually appropriate urban grain (block footprint).

•	The Goodsyard will be car-free, has excellent public transport connections 
and sustainable forms of transport are promoted. There will be long-
stay and short-stay cycle parking for residents staff, and visitors; with 
additional TfL cycle hire spaces provided on-site. New residents will be 
prohibited from applying for on-street residential parking permits.

Opening up the currently closed-off Goodsyard site 
creates a range of new public spaces, supported by 
new homes, businesses, retail, food and drink and 
culture. The character of the area has been derived 
from the historic origins of the site, paying respect to 
that heritage and also the evolving culture of this part 
of London.

A key entry point to the 
Goodsyard, the historic 
Oriel Gateway structure is 
retained as a focal point.

The heritage assets 
along sclater street 
will be retained and 
enhanced.

A key space for retail, 
including smaller spaces 
for local makers and 
market traders.

A new square is 
proposed adjacent 
the cultural building, 
connecting to Brick 
Lane and creating a 
vibrant space for local 
people.
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New routes through the site
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 HIGHLINE LEVEL PUBLIC SPACES AND ACCESS

PRECEDENTS FOR THE HIGHLINE LEVEL

3

2

1

HIGHLINE LEVEL PLAN
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HIGHLINE LEVEL
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Illustrative view of the highline level, looking south west.

Listed heritage
Blocks
Access 
to ground 
level

Public routes

KEY:

Non listed 
heritage

•	The approach to the highline level focuses 
on regenerating the currently derelict and 
inaccessible site to provide significant new public 
areas and green space.

•	A series of interconnected garden spaces extend 
to and from the Oriel Balcony in the west to the 
Brick Lane Balcony in the east, creating a large-
scale public area at the highline level.

•	The highline level aims to provide a green oasis 

with recreational and respite space away from 
the busy urban area on the ground floor.

•	An important element of this level is to ensure a 
vibrant 24-7, safe, accessible environment is created 
through the introduction of a mix of uses that 
interface the public areas and varied greens spaces.

•	2018 public consultation and local planning 
policy advocated for consolidated green 
space to provide a recreational area for the 

HIghline Level Access and Movement Plan

Highline Level Character Areas Highline level public spaces

local community. The Updated Masterplan has 
removed Plot 9, increasing open green space.

•	Across the site, open public realm includes the 
provision over 1000m2 of biodiverse / green 
roofs, over 180 trees, over 2500 m2 of lawn 
and significant planting; including invertebrate 
focused planting as well as bird and bat boxes. It 
is also anticipated that there will be opportunities 
for urban farming.
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OFFICE CAMPUS

•	This board presents the aspects of the updated 
Masterplan that incorporate ‘working’ uses that 
occupy the western end of the site.

•	An office campus is proposed to connect Plots 
1-3 through an integrated public space that 
stretches north to south across the highline level.

•	Vibrancy and activity will be encouraged within 
the public spaces surrounding the commercial 
buildings by introducing retail at ground and 
highline level, promoting increased footfall and 
movement between areas.

Precedent: St Pancras

Illustrative view of office campus looking west along the linear park 

Precedent of varied workspaces and layouts Precedent of varied workspaces and layouts

Illustrative view of Plot 1 from Shoreditch High Street

Illustrative view of Plot 3 

Open space
Commercial

KEY:

FLEXIBLE WORKSPACE PLOTS 1 AND 3

The scheme will provide a varied and flexible space 
across the campus to ensure it will not only attract 
new businesses to the area, but also provide the 
vital space for existing small businesses, providing 
opportunity for them to grow

All floorplate levels will be capable of multiple 
subdivisions and layouts, allowing maximum 
flexibility for tenant use. 

Designed by BuckleyGrayYeoman, the building on 
Plot 1 offers the opportunity for single or multiple 
occupancy in addition to the delivery of affordable 
workspace at the heart of the scheme.

The scale and height of the building have been 
reduced in response to community feedback. This 
has been achieved by making the building footprint 
smaller and removing an additional two storeys from 
the western portion of the building, giving more 
prominence to the Tea building.

Plot 3: Also designed by BuckleyGrayYeoman, the 
Plot 3 building sits at the southwest corner of the 
site. Whilst smaller than the other two buildings, 
its architectural style will ensure it becomes a 
prominent local landmark.

It provides a unique connection to the new Highline 
level and includes new exhibition and gallery space 
within the historic arches below.

Locations of Plot 1 and 3

Plot

3

Plot

2

Plot

1

•	 It is anticipated that the masterplan will create 
up to c.10,000 new jobs, plus approx. 5,200 
during construction. It will also seek to promote 
youth employment and talent and the JV have 
committed to a minimum of 150 apprenticeships.

•	The use of local workforce and local suppliers 
during construction will be encouraged, 
consideration will also be given to engaging with 
small and medium-sized enterprises (SMEs) to 
stimulate economic activity.



UPDATED PROPOSALS 2019 
EXHIBITION

01PLOT 2 - IN DETAIL 09

Pedestrian movement at ground floor level

The Building Prow and Oriel Gateway Balcony Reflecting light through the building

Design and Access Statement - February 201917 The Goodsyard   

1.1.8 Raising the Building from the Platform

1.1.8.1 Building 2 can be access from both ground 
floor and platform level. The platform becomes 
the ‘piano nobile’ accessible from both street 
(ground loor) and landscaped platform levels.

1.1.8.2 The building is raised and disengaged from the 
landscaped platform, allowing for daylight to fill 
the main lobby at street level.

1.1.8.3 The 15 metres wide ‘prow’ at the westernmost 
end of the building creates a ‘smile’ or slightly 
sloped soffit at first floor level in response to the 
Oriel gate. 

The Oriel

The Building Prow and the Platform
Design and Access Statement - February 2019 18The Goodsyard 

The  Platform

Pedestrian movement at highline level

Part-elevation of Plot 2

Precedent: 4 Pancras Square, Kings Cross by Eric Parry Architects

Precedent: 4 Pancras Square, Kings Cross by 
Eric Parry Architects

Reflective soffit reference - Aldermanbury 
Square by Eric Parry Architects

Precedent: 4 Pancras Square, Kings Cross by Eric Parry Architects

1 2 3 4

MATERIALITY AND 
DESIGN CONCEPT
The materials proposed 
for the building on Plot 
2 make reference to 
the history of the site, 
using painted steel and 
creating an  
industrial-feel.

PUBLIC INTERACTION 
WITH THE BUILDING

The building on Plot 2 can 
be accessed from both 
ground floor and highline 
level. 
The building is raised 
away from the landscaped 
highline level, allowing for 
daylight to fill the main 
lobby at street level.

 Reduced massing
• Massing has been reduced from 

previous applications in 2015

• The south west corner of the site 
has been cantilevered(the buildings 
footprint is smaller at ground level) to 
create a dramatic new public space at 
street and highline level

• The facade along the west has 
been reduced from the previous 
applications where it was proposed 
along the full width of the plot 

Rounded form
• The form of the building has been 

rounded to respond to the Goodsyard 
station’s previous curved form, and to 
align to the heritage boundary wall

• The Oriel Gateway heritage structure 
is proposed as a focal point for entry 
to the site

• A more slender east-west building 
form is proposed

Angular massing 
• Angular forms are proposed to 

respond better to adjacent buildings

• Main building mass of body lifted 
10 metres above the Platform level 
to allow daylight to flow under the 
cantilevered element at highline level

• A sloped, reflective roof is proposed at 
highline level above the public space 
to help create space between the 
building and the Oriel Gateway

Developed Design
• The materials proposed, including 

painted steel, reflect the railway 
engineering heritage of the site

• The building includes a variety of 
different sizes of space within to 
provide flexibility for future tenants

•	This board provides more detailed information for the office building on 
Plot 2 which will be submitted in detail as part of the amendments to the 
planning applications - to be submitted in Spring 2019.

•	Following feedback from 2018 consultation, the design of Plot 2 has been  
revisited. It has been designed by Eric Parry Architects who are an award-
winning practice with a portfolio of notable work, responsible for including 
several highly prestigious commercial projects across London and the UK.

•	The revised design of the building on Plot 2 lends itself to the surrounding 
context of the site, drawing on the city towers located on the City Fringe to 
the south west of the site, and to the commercial warehouse-style buildings 
of Shoreditch to the north. This is also reflected within its materials.

•	The building pays respect to the unique heritage asset, the Oriel Gateway, 
by creating space around the structure, and ensuring adequate light is able 
to access the public spaces at highline level.

•	Plot 2 will be a low-carbon development and the proposed office space 
seeks to achieve a BREEAM ‘Excellent’ rating as a minimum. 

N N N N

TESTING DESIGN OPTIONS

Illustrative view looking north from Commercial Street towards Plot 2 and the Oriel Gateway.
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Typical Cladding
1:100 @ A2

South Elevation
1:500 @ A2

18.TGY The Goodsyard Plot 2
Typical Cladding Colour Option 
RAL 3002
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Illustrative view of Plot 5 looking west along Sclater Street.

Housing tenure and size
The Masterplan will provide a range of housing types 
and sizes to meet a range of different needs. This will 
include 35% affordable housing (based on habitable 
rooms), of which 70% will be social rent and 30% will 
be intermediate. All affordable homes will be located 
on the Goodsyard site.
There will be a range of different sized homes, the 
proposed breakdown is summarised below. This 
aligns with Tower Hamlets policy (on a habitable 
room basis).

1 bed - 280 units
2 bed - 138 units
3 bed - 73 units
4 bed - 9 units

Distributing homes and building form
The updated approach provides more new homes, 
whilst responding to the individual context of each 
plot, carefully considering the townscape views and 
impact at street level.
The updates have sought to locate the majority 
of building height increases towards the centre of 
the site in areas that will have least impact on the 
surrounding area, as well as using change of use to 
offset some of the additional floorspace.

•	The 2018 updated proposals for the Goodsyard 
reduced the number of homes on the site (from 
1356 to c.250), enabling an approach with 
significantly lower building heights.

•	The November 2018 consultation on the 
updated proposals generated strong feedback 
from the local community and boroughs that 
the site should provide more housing than was 
proposed at this time.

•	As such, the updated Masterplan shared here 
has increased the number of homes to 500. This 

November 2018 
feedback was that not 
enough new homes 
were provided.

The number of new 
homes has risen from 
c.250 to 500

Support (10%) 
Concern (38%)
Suggestion (35%)
Other (17%)

29 comments 
received

35% affordable 
housing on site.

70% of affordable 
homes will be 
social rent and 30% 
intermediate.

Plot 5, designed by Chris Dyson Architects, looks to 
celebrate the heritage assets; The Weavers’ cottages 
(c. 1719); the Mission Room (1876) and Victorian 
Building (1877). These are all of historical significance 
and located within a conservation area. They will be 
retained and enhanced, and further information on 
this approach can be found on board 13.
All new buildings on Plot 5 are placed behind the 
existing boundary wall, creating a series of smaller 
residential buildings and allowing more of this 
heritage asset to be experienced and to allow 
suitable space and setting for the heritage buildings.
The new buildings are broken into three blocks to 
respond to the rhythm and ‘smaller grain’ of the 
existing buildings on Sclater Street. The use of  
varied, yet complementary, brick texture and colour 
across the three buildings further aims to enhance 
this.
The architecture developed in Plot 5 is largely 
influenced by the design and proportions of the 
traditional furniture warehouses of the area, using 
simple brick and metal detailing to create strong, 
simple facades that will invigorate this part of the 
site and the surrounding community.

increase has been distributed across a number 
of buildings to minimise the impact and retain a 
more appropriate and sensitive scale.

•	The proposed architecture has been inspired 
by the warehouse building-style that richly 
characterise this area of Shoreditch and East 
London.

•	New homes across the site have ‘zero carbon’ 
target and all other buildings target a 35% 
improvement on (Part L) Building Regulations.

Summary of the main changes to building massing and use 
to enable an increase in the number of homes provided.

Plot 5 Illustrative Elevation

Plot 4: included changes to 
different parts of the building 
ranging between a reduction 
of 2 storeys, with one section 
increasing by 5 storeys

Plot 8a: includes 19 storeys 
of additional homes above 
the hotel (Plot 8), which has 
resulted in an overall reduction 
in hotel rooms

Plot 10: Has been changed 
from workspace to residential, 
with an increase of between 2 
to 5 storeys on different parts 
of the building.

Former Plot 9: Homes 
previously proposed in 
this location have been re-
distributed to provide a larger 
open greenspace.

Plot 5: included a range of 
changes to different parts of 
the building, with a general 
increase of 2 storeys although 
some parts have been reduced 
by c.2 storeys 

Open space
Residential

KEY:

35% 

30%  
intermediate 

70%  
social rent 
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PLOT 10

PLOT 8A AND HOTEL (PLOT 8)

Illustrative view of Plot 4, looking west along Bethnal Green Road. 

PLOT 4

Illustrative view of Plot 10 (southern side), looking west over the ‘highline level’ public green space.

Illustrative view of Plot 8a (and Plot 8 in the foreground) looking west.

Model section of the hotel (Plot 8)

Illustrative view of the hotel (Plot 8) 
looking north

Timber precedent

Brick frame and steel 
balconies

Timber precedent

Variety of brick tone and texture

Variety of brick tone and texture

Warm brick tones

Set behind the historic boundary wall

Variety of brick tone and texture

Brick frame

Plot 4 is located where Bethnal Green Road meets 
Sclater Street and has an important role within the 
wider masterplan to link the contrasting scales of the 
larger city to the west, and the smaller scaled Brick 
Lane area to the east. 
All Plot 4 buildings sit behind the retained boundary 
wall which provides a physical reference to the previous 
use and retains the existing texture and familiar 
masonry character. This maintains a human scale at the 
street edge, with the taller buildings set behind the wall 
whilst a series of historic openings create opportunities 
to look and venture through the site.
To accommodate an increase in new homes, the 
western block has been increased by five storeys, the 
central block reduced by two and the eastern increased 
by one. After testing a range of options, this approach 
was considered to be most appropriate to minimise the 
impact on townscape and provide variety of scale. 
Plot 4 is designed as three distinct, vertical elements, 
all clad in brick, but each with a subtly different colour 
tone and texture. This not only references the historic 
streetscape of Shoreditch, but also brings definition 
to the mass and reduces its impact on the townscape, 
articulating a more slender massing approach to the 
skyline.

Plot 10 is located along the northern edge of the 
new east-west route and was formerly proposed in 
2018 consultation as low rise flexible workspaces. 
As a result of community feedback, Plot 10 is now 
proposed as residential use from level one upwards, 
providing over 100 units, with retail spaces at ground 
floor to ensure activity at street level. This has 
included updates to the building form, incorporating 
increases of between two and five storeys on 
different parts of the building.
The plot is split into three blocks along a 
considerable length of the east-west street. The 
materials and architectural design will provide 
variety, but be of the same ‘architectural language’ to 
enable a sense of consistency. 
Whilst this plot is also proposed in outline, the 
illustrative architectural design that can be seen 
in the imagery maintains a strong connection to 
the types of buildings that are appropriate for the 
Shoreditch area, including; use of brick, varied brick 
tones, recessed horizontal glazed brick panels, crittal 
window systems (steel framed windows typical of 
warehouses), industrial edged steel balconies and 
shopfront compositions reminiscent of those found 
across east London.

Plot 8a was formerly proposed as sole 
hotel use over 14 storeys. As a result of 
the increase in residential, the block is now 
proposed as a mixed-use building with 
hotel use over four floors and residential 
use over 19 floors above. 
The ground floor will include two 
independent entrance lobbies for each 
use. The building is located centrally 
within the masterplan and was considered 
one of the most appropriate locations to 
incorporate additional new homes. 
The impact of increased height will be 
minimal on the surrounding area and the 
scale relates to surrounding buildings 
within the masterplan. The ground floor 
will open up and reuse the existing 
gothic cross vaults located under the 
Braithwaite Viaduct. Plot 8a references 
the local industrial character with a brick 
grid and steel balconies, whereas the 
two standalone hotel blocks of Plot 8 
use timber and glass to create a ‘calm’ 
aesthetic linking to the surrounding public 
park.
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The retail strategy has been principally shaped by 
two fundamental design principles. The first is the 
creative re-use of the historic elements and materials 
of the site. Using the existing historic structures to 
inform the proposed development and uses around 
them. Ultimately creating a unique and interesting 
place to spend time in and enjoy. 
The second, in respecting the context and history 
of the site, routes have been created to allow for 
‘urban blocks’ of an appropriate scale to the area, 
and to reconnect to the surrounding streets and 
communities.
The crucial change that has enabled the design 
Team to deliver this has been the addition of the 
east-west link. This new street will be framed by the 
listed arches to its south, as well as a series of public 
squares, lanes and interesting nooks that will ensure 
that the scheme becomes an integral part of the 
future of Shoreditch. 
London Road will also be restored and reinvigorated retaining its imposing jack 
arch roof structure and barrel vaults, which have always resonated with people 
during previous consultations. Along these exciting new streets, the historic 
cobbles and railway patina details will lead visitors through to a carefully curated 
mix of independent and established shops, restaurants, cafés and historic features.

The Goodsyard provides a unique opportunity to test and trial a rich and varied 
programme of cultural events over a significant period of time to gain a good 
understanding of the cultural activities and institutions that might successfully 
play a part in the long-term mix for the site. These will give ample opportunities 
to celebrate the heritage and history of the site, but also build excitement about 
forward-looking initiatives and interventions. 
There are a collection of unique heritage assets on the site and bringing cultural 
uses into the mix alongside retail, food and beverage, is vital to celebrating a 
sense of place at the Goodsyard, both via meanwhile interventions but also by 
using the spectacular and unique settings that some of the existing and new 
structures offer on a permanent basis.
The current proposal accommodates two cultural facilities. One building will be a 
new purpose built facility that will be completely flexible to tenant requirements 
at this stage, with its own address on Brick Lane. The other is a space within 
the historic ground level wagon way, under the jack arch structures. This will be 
flexible exhibition and gallery space and can be accessed from Wheeler Street. 
The Joint Venture are currently in the process of compiling a list of potential local 
stakeholders nearby to pursue conversations regarding collaborations.

Illustrative view of the new cultural building on Brick Lane, looking north. Illustrative view of the entrance to the site from Brick Lane and start of the main east-west retail streets.

MEANWHILE USESCULTURE

London Road

Example of retail use

Precedent: ‘portraits of other people’ by 
Strange Cargo

Precedent: Architectural installation ‘Black 
Maria’ at Kings Cross

Existing view Existing view

•	The ground floor of the Goodsyard opens up 
a new network of streets and spaces; where 
a mixture of retail, food and drink and cultural 
uses aim to create a place that is active, 
animated and safe for everyone to use.

•	Retail, food and drink are focused on the east-
west connections, acting as a draw through 
the site, with the two main cultural attractions 
located at the eastern and western ends of the 
site, connecting with the surrounding area.

Culture
Retail, food and drink

KEY:
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Culture
Retail

KEY:

The development of the site could provide multiple 
opportunities for creative meanwhile  uses and pop-
ups, in this highly creative part of Shoreditch.
An engaging arts-led meanwhile use strategy would 
play on the creative strengths and celebrate the 
heritage and identity of the Bishopsgate Goodsyard.
These could include ongoing activities that harness 
local culture and create a window into local heritage.
The principle of Strange Cargo’s project ‘portraits of 
other people’ which aims to celebrate the everyday 
and shared memories of the local community is 
just one example of a type of project that could be 
implemented around the Goodsyard.
During construction, parts of the vacant site could 
be partially opened and be used for vocal, music and 
dance performances that actively invite people to be 
included in activities in the public streets and spaces.

•	Meanwhile uses will also help ensure activity 
during construction as the proposals are 
built out phase-by-phase, testing ideas and 
opportunities for implementation in the 
completed proposals.

•	The masterplan proposes a GP surgery to 
accommodate approximately 1800 patients and 
provide additional capacity to the local area.
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The masterplan aspires to work with the structures 
that are found on site. Where it is appropriate, the 
structures will be reused either as boundary walls 
providing a characterful edge to the surrounding 
streetscape, structures within which new uses can 
be placed, or structures that can be reused and built 
upon. 
The size and shape of each of the existing heritage 
structures has been taken into account in the design 
of the Updated Masterplan, including their weight-
bearing capacity at highline level in order to support 
buildings. 
Access has been increased where possible to ensure 
the majority of the structures can be used or viewed, 
such as the cultural space at ground level adjacent 
to Plot 3. 

N
0m 50m 100m 150m

Not listed and retained
Listed and retained

KEY:

The Oriel Gateway Hydraulic accumulator remaining on siteGrade ll listed Braithwaite Arches Weavers Cottages, Mission Chapel and 
Victorian buildings

Boundary wall on Sclater Street London Road

N

•	This board outlines the approach to retaining, reviving and reusing heritage 
assets at the Goodsyard that are currently inaccessible to the public.

•	The Updated Masterplan proposes to retain more heritage assets than the 
2015 planning applications did, including the Mission Chapel and Weavers 
Cottages on Sclater Street.

•	The Joint Venture and design Team have had numerous discussions and 

input from Heritage England, below are the key themes and responses to 
the heritage assets of the site.

•	Bishopsgate Goodsyard is an important historic structure within east 
London that is not currently available or accessible to the public.

•	The key aim in the design process across the scheme was to retain as 
much heritage on site as possible.

5

1
3

2

4

The Mission Hall: The Mission Hall will become a 
café. The brickwork will be repaired and the slate 
roof coverings and historic window openings will be 
reinstated. New, large entrances at the east and west 
of the hall will be created to improve the building’s 
connectivity to the street.
 
Victorian Building: This building will be two residential 
units above two shop units on ground floor level. 
Existing modern extensions to the rear and west side 
of the building will be removed. The historic fabric of 
the building will be repaired and the gable wall of the 
building will be repaired and rebuilt, with some new 
window openings inserted as needed. The Victorian 
shop fronts will be restored using existing shopfronts to 
the east of Sclater Street and Brick Lane as precedent.
 
Weavers Cottages: The cottages today are derelict, 
having been badly damaged by a fire some years 
ago but will be restored and extended to the rear. 
Where possible, original features will be repaired and 
reinstated on the street façade and roof. A modern, 
three storey, glazed extension will be introduced. 

The existing masonry wall along Sclater Street 
forms the historic boundary to the north of the 
Goodsyard site, extending from Brick Lane 
to Braithwaite Street. The masterplan seeks 
to re-engage the wall as a new boundary, 
forming entrances to the development. All new 
development will be tucked behind the wall line 
and positioned to emphasise the curving nature 
of the wall.

RESTORING THE BOUNDARY WALL2

RESTORING THE ORIEL GATEWAY1

The Oriel Gateway was built during the 1870s, when 
Bishopsgate Station terminus was transformed into 
the Goods Yard, forming the Western Gateway. The 
original structure is made of moulded stone which 
projects from the top of the western boundary wall. 
The gateway marks the entrance to the former 
goods depot. This aspect has been retained in 
the Updated Masterplan, ensuring the revitalised 
gateway provides a key entry point to the site. 

RESTORING THE WEAVERS COTTAGES, MISSION HALL AND VICTORIAN BUILDINGS53

The Grade II Listed Viaduct was built in 1840 as part 
of the Shoreditch Passenger Station. The Updated 
Masterplan reopens the historic central east-west 
connection, opening up access to the listed arches. 
The masterplan proposes a creative re-use of the 
historic details such as the rails, setts, oculi and 
turntables.

REUSING THE LISTED ARCHES

4 REUSING LONDON ROAD

London Road will be retained, restored and reused to create a covered retail street. The south side of the road 
will be animated with kiosks, and generous public spaces will be opened up at intervals to allow light and fresh 
air in. These informal public spaces, clustered around key intersections, will provide space for visitors to dwell, 
and potential for café seating to spill out onto this historic cobbled road.
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