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Forewora

Housing plays a key role in the lives of everyone
here in Westminster and providing more homes

of all types is at the heart of our ambition to create
a City for All.

Bvidence from across Landon, and beyand, shows that good guality
housing plays an essential part in helping peeple to have successful
lives. I's not just about bricks and martar, It's about improving people’s
life charices through better health, educational attainment and
employment prospects. It's alse about helping people to build on the
sense of pride (n their local neighbourhood, characterised by a strong
sense of community whilst always respecting the heritage and history
of the place. Quite simply, we believe that providing good homes

tan act as the bedrock of a successful community where people and
businesses can flourish and reallse their aspirations in life whether they
are existing or future residents or businesses.

That's our ambition for the borough and for Church Street and we want
to continue (o wark with local people and businesses to deliver those
Improvements in which everyone will take pride. We want the local
community to feel they have had the opportunity to shape and deliver
those plans

In the wake of the dreadful fire at Grenfell Tower and before launching
this masterplan consultation, we took the opportunity to take stock of
the proposals in this plan and assess these against latest fire safety
puldance. | want to reassure you that we take your safety very seriously
and any new homes will comply with latest advice.

I'd like to acknowledge the hard work of so many members of the local
community aver many years, particularly the Church Street Futures
Group, as we have worked together to develop plans and proposals
over time. We are now building on that very important and valuable
work with our joint desire to see change and make things happen by
launching this masterplan consultation,

This masterplan sets out a framework for development and
regeneration for Church Street. We know that a plan is only part of

the picture and we are renewlng aur focus on followlng through with
delivery of a regeneration programme to achieve these ambitions both
directly and working with delivery and community partners.

You have my guarantee, on benall of the council, that residents and
businesses in Church Street will continue 1o shape and inflluence this
diverse neighbourhood for the benefit of everyone who worksand lives
Iri this great part of Westminster,

Cllr Rachael Robathan

Cabinet Member
Housing,
Westminster City Council
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Executive
summary

The masterplan recognises the real character of the Church Street
area and the importance of the local community in delivering
transformational change. Four interconnectad drivers have been
identified and they are explained In more detall in this document,
Each will deliver in summary:

Health and well-being
* Up to 40% Increase in publicly accessible open space
+ A health and well-being hub

+ A new community hub

Homes

» Around 1,750 new homes Including:
- reprovided homes for existing tenants at social rent
- new homes with 35% of these being affordable

* 1,010 homes are already being built in the area (300 in Church
Street and 710 just outside the masterplan boundary)

Market and enterprise

* Improved street market with around 220 stalls, 150 van parking
spaces, 3,600m’ storage and facilities

Affordabie and flexible workspace and business support facilities

+ A new cultural quarter centred around the antiques market and
Cockpit Theatre

+ Around 3,500 construction-related jobs
« Around 525 retall jobs

7,000 m* retail space provision

Making connections

+ A20mph traffic calmed zone to improve the public realm
opportunities

* A new pedestrian priority street designed for Church Street market,
pedestrians and cyclists which links Lisson Grove to Edgware Road

St Marys
Churchyard

‘Paddington

Ereen
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The story so far

Westminster City Council's central aspiration

for the Church Street area is to facilitate estate
renewal and economic growth, while making a
fundamental and lasting difference to the lives of
its residents, both current and future.

The councll commissioned Peter Brett Associates and LDA Deslgn to
prepare the Church Street masterplan

This masterpian provides the strategic framework that will guide the
economic growth and physical development of Church Street for at
least the next 15-20 years,

It has been prepared In parallel with the Gity Plan review to ensure
that there is an up to date planning policy context for the delivery af
our aspirations embodied in the masterplan, It is the intention that the
masterplan will be agreed by the council to help inform the drawing up
and determination of planning applications in the Church Street area,

The masterplan s intended to:
+ build on the regeneration initiatives to date in Church Street

« work with the social and economic communities of Church Street
to deliver change

+ focus on bullding on the unique gualities of the area to create a
great place where people want to live, communities thrive and
businesses prosper

The masterplan takes full account of and bullds on The Futures Plan,
which was prepared with considerable community involvement and was
published In 2012 It also takes account of Westminster City Council's
City for All programme. More information on City for All can be found at:
westminster.gov.uk/city-for-all

Chiurch Street is a vibrant and complex area but, despite prosumity
o the West End, It has issues of social and economic exclusion. This
resulls in poorer health outcomes and lower than average rates of
economic activity than neighbouring areas. A tritical objective of the
masterplan is to facllitate improved health and well-baing outcomes
across the area. Cruclal to this is to:

* imprave existing homes and build new homes

+ create local economic activity and help local residents
into employment

+ ensure the proposition is deliverable and achievable.

The aim has been to create a masterplan that is robust enough
to ensure that it will be viable and deliverable, whatever changes
are ahead
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776 new homes 1,113 new homes
306  reprovision Housing Zone area designated by the Greater London

Authorit
470 additional new homes .

Schemes being progressed

¥

300 new homes in Church Street area

1,010 total new homes {?‘T 0 homes are being
delivered just outside the masterplan area)



Progress to date

A number of key plans and reports have been prepared in recent years,
all of which have guided and informed the Church Street masterplan.

The Futures Plan

The Futures Plan Is a renewal plan for the
Paddington Green, Church Street and Lisson Grove
area for the period through ta 2026/2030. The pian,
which was prepared during 2011 and published In
2012, is nat a formal planning document

The main features of the Futures Plan are:
«+  Better homes
Better parks and open spaces
+  Cultural, economicand anterprise ggporturities
Improved retall
Better connections
Community facilities

These themes remaln central to the Church Street
masterplan, as set out on the following pages:

Edgware Road Housing Zone

In June 2014, the Greater London Authority
announced the Edgware Road Housing Zone, which
covers the Church Street area and a small section
of Little Wenice ward. This Housing Zane is a vehicle
for delivering regeneration and housing. It provides
initial grant funding to help facilitate the delivery of
1,113 new homes in the area, which includes the
West End Gate and Parsons North sites, outlined
below. Together with other improvernents, this
represents a pﬂaﬁihle imward investment of £1.1hn

Infrastructure and Public Realm Plan

This plan was produced in 20713 ta influence
infrastructure and public realm works within tha
Chureh Street and Paddinglon Green Area.

The Green Spine Is a key project from the plan and
will improve:streets and green spaces. Lisson Street
will be pedestrianised, whilst Lisson Gardens and
Broadley Gardens will be enhanced with play and
comminity facllities. Following public consultation, the
Green Splne project is currently undergaing design
development, with an estimated start onsite in 2018

Schemes being progressed

A number of development schemes and other
initiatives identified in the Futures Plar are already
being delivered ar will shortly begin to be delivered:

* Lisson Arches - The development at Lisson
Arches will include replacerment homes for
residents of the sheltered housing scheme
at Penn House and enterprize space for local
businesses. The site will deliver a total of 59 new
homes, including 44 affordable homes

= Ashbridge/Cosway — These two sites will deliver
78 homes of which 28 will be affordable. Subject to
plarning approval.

- Luton Street - The site will dellver arcund 170
riew homes Including 62 affordable units, as well
as a sports hall and cormmunity space.

Parsons North - Thes site will deliver 60 homes,
including 19 affordable and enhanced cormmunal
open space, alongside refurbishment of some
areas of Parsons House Itsell,

The new homes that are being delivered in each
of these proposals play a key role (n enabling the
developments [dentified In the Church Street
masterplan by praviding rehousing options for
residents within identified masterplan sites

Dther significant private sector led schemes, which
will provide rehousing opportunities for the Church
Streat regeneration programme, are;

- West End Gate - delivering around 850 new
homes in the first phase of development,
Including 132 affordable units

Lyons Place (Almacantar) - delivering 76 new
homes including 47 affordable
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Context e

the Church Street ward

The Church Street masterplan has been informed

by a comprehensive analysis of the area both

utilising existing studies and by undertaking a full g

review as part of the masterplanning process. ST SGHN'S WOOD
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An understanding of the local context \

The masterplan area follows the Church Street ward boundary but N
takes account of development and other opportunities in the vicinity
that have animpact on the praposals. The site benefits from a highly

desirable location, close to London's West End. The site's central

location allows for easy access to major public transport hubs, Rayal \,
Parks and gardens and city centre amenities.
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The nejghbourhood is served by three important transport hubs,
Marylebone, Edgware Road and Paddington stations. Several roads also
link it to central London, notably Edgware Road and Lisson Grove The

site is lotated close to Regent's Park and Regent’s Canal \%

Church Street area is bound by large infrastructure which creates %%;.

clearly defined edges but also act as barriers to accessibllity and &

movement from the neighbourhood. L
RUAIDA WAL E “

Regent's Canal bounds the site to the north, providing visual amenity L

but reducing physical access to areas to the north such as 5t Johr's
Wood. Access to the Canal from Church Street is |imited due to built
development and land ownarship, meaning access is only achievable by
crossing the road bridges of Edgware Road and Lisson Grove

The western edge of the area is bound by the bustling Edgware Road, a

busy A-road and key arterial route Into central London. Edgware Road "\w

provides a primary area for retall and commercial use, accommadating

a mixed array of shops, garages and a high proportion of restaurants \
and cafés, noted for their Middle Eastern cuisine.

Bounding the area to the east is the Matlonal Rallway line serving WisthRirhe Crihen
Marylebone Station, and Lisson Grove, a busy B-road with mostly .
residential properties, with pubs and retail emerging to the south of _:-_ﬂ’fff; — "'\
the road. In particular, the rail line greatly reduces the accessibility e ——— .
of Church Streel and creates a barner o areas to the east, such as i, N
Regent's Park. Accessibility is further reduced by the nature of the e- Roval Oak —--4.,,:": L
built erwironment, which backs onto the rall line, and a lack of bridge 2
crossings, meaning Rossmore Road provides the only clear route to

access areas o the east. Approx: 12mi

'9' Bayswater
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History and heritage

Site history

Church Street dates back to the 18th century,

when it first began to develop as the small village

of Lisson Green, situated to the east of Edgware
Road. Construction of Regent’s Canal began in 1812
and its completion sparked a dramatic change

In character for the area. The once rural village

was guickly replaced by high density residential
accommadation, oftan of very poor guallty, The
neighbourhood became highly ordered with a tight
pattern of streets. Church Street provided a strategic
east-west connaction thaugh the area and began to
accommodate the falling 'Portman Market' from the
beginning of the 20th cantury,

Major infrastructure develepment had a significant
Impact an the area in the 19th and 20th centuries.
Marylebone Station was constructed towards the
end of the 19th century, severing connections to the
east. Problems with access and movement increased
further through the delivery of the flyover, Westway,
In the 1960s. The current style of bulldings In the
area can mialnly be attributed to the redevelopment
following Woarld War Two bomb damage. The pattern
of streets ance associated with the area was replaced
by many of the housing estates found teday.

S04 //f _
e Conssryalin area ’_;jr';_’/_,/;'{.
- Grame ||* Listed Suikding

B Grooe ) Listed Bullding

Heritage

Two conservation areas exist within the Church
Street area, the Fisherton Street Estate and Lisson
Grove. Fisherton Street Estate conservation area
covers a post Warld War One residential estate,
delivered through the ‘Homes for Heroes' initiative
in 1924, comprising 7 main buildings of uniform
character and high architectural quality.

The Lisson Grove conservation area is slightly larger
and is loecated around Bell Street and Lisson Grove.
The character is predominantly Geargian, Victorian
and Edwardian residential terraces, hawever a
number of institutional buildings break up the
formal character of the blocks and add visual
interest. The conservation area includes one Grade
I1* listed bullding along with a number of Grade ||
listed properties.

An additional Grade |I* bullding (King Solomon
Academy) and a number of further Grade |l listed
buitdings can be found on Lisson Grove and
Ashbridge Street.

Although the majarity of the area is not covered by
a tonservation area, a number of significant anes lle
adjacent to its boundary
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Community

(Church Street s a vibirant and diverse area with a
powerful sense of community, However there remains
2 number of residents whao are elderly and vulnerakle
who require better services and improved accessibiiity
A slgnificant challenge will be to tackle health ineguality,
Improve adult skills and child poverty.

Church Street scores within the lowest fifth of the
Greater London Authary's well-being index, which
considers measures including health, economic
security, safety, families, accessibilitg and community.

Church Street ranks as 537 out of 635 London areas:

The health of residents generally falls below the
average within Westminster, with 11% of the area
feeling they are In Il health and 23% having a long-
term life limiting liness (2011 Ward Census)

Beprivation is another issue within Church Street,
with the area recording the highest levels of
deprivation In Westminster. 82% of households are
classified inat least one dimension of deéprivation
compared to a Westminster average of 61% (2011
Ward Census),

The population is young, with & much higher
propartion of under-16s than the Westminster
average (22% compared with 15%). The area has
a lawer proportion of working age adults and 3
number of elderly and vulnerable peaple.

The Church Street area is highly diverse in its needs,
and although this must be seen as a strength, It
also tauses a number of tensions that need to be
overcome. The masterplan has explored numerous
optinns for the provision and co-locatian of
community facllities at the beart of the area. [t aims
to improve services and bring residents together to
improve both asense of cammunity and health and
will-Delng.

Bringing about change and Improvements to the
social fabricwithin the area cannaot be tackled in
isclation, It must be considered as part of a cohesive
masterplan which strives for better community
facilities, employment and enterprise opporiunities
and ervironmental Improvements.
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Building heights,
density and form

Church Street broadly comprises development of between three and five

storeys with a number of taller towers.

Building heights

Within the area boundary, building heights are
predominantly 3 ta 5 storeys with the exception of
a 16 storey tower building faong Church Street and
the Lisson Green Estate towards the northeast side
of the area marked mainly by 7 storey linear blocks.

The southern portion of Church Street |s marked

by the presence of housing estates with building
helghts of 4 to 5 storeys. As it currently stands, this
area fails to provide the adequate scale and typology
to respond o the neads of the area.

The northwest area of Church Sireet is characterised
by mid-scale housing estates and buildings with an
average of 4 to 5 storeys, typlcally surrounded by
green and/ or open spaces. While the southeast
area is marked by a larger ground floor coverage
ratio with a mix of smaller and mid-scale bulldings:
ranging between 2 to 4 storeys reaching 6 1o 8
storeysas it meets Marylebone 5Street.

Out of the Church Street area there [sa clear
cancantration of height along the southern end of
Edgware Road with a few tower bulldings up to 27
storeys R height,

Built form and density

There are primarily two main building characteristics,
which dominate the area and have led to a
fragmented town scape:

- Late Victorian and/ or Georgian, which are small
scale, low-medium rise, street orientated and
clearly defined urban blocks in a tight street
pattern.

= Post War, which are medium rise, estate based,
flatted blocks, with poorly defined public/ private
realm, and have a wide range of designs and

vary in quality,

The area ts currently made up of a patchwork

of densities across the site. The higher densities
generally-are of the late Victorlan and/ or Georglan
Buildings, which Is recognisable by its-architectural
articulation, Ught street pattern and [s low to
medium rise

The post war residential bulldings, which vary in
architectural expression, are medium rise and
compact but inefficlently designed.

Based on the above, we have identified opportunities
for Increasing density along the main transpart
arteries of Edgware Road and Lisson Grove.



Existing building heights plan

1-3 storeis
A-E storeys
7.8 storays -
10-14 stareys
16-22 storays
27 stor=ye

Land use

The Church Street area 1s diverse in its mix of land
uses, with a good range of services and amenitles
catering for the neighbourhood.

Althaugh there is a predominance of ground floor
residential uses, the mixed use spines of Edgwara
Road and Church Street are clearly identifiable
These streets, characterised predominantly by retall,
restaurants and cafés, serve as the district centre for
shopping, Church Street also provides an additional
necasional land use function, accommodating the
Church Street market,

Commercial/office space is relatively limited in

this area although a small concentration of office
buildings can be found on or in close proximity to
Marylebone Road. These are located adjacent to
the main transport hubs, Edgware Road Station and
Marylebone Station.

The area currently accommuodates three primary
schools (Gateway Academny, Christ Church Bentinck
Church of England Primary School and King Solomon
Academy) and a secondary school (King Soloman
Academy) along with a number of community and
youth facilities. Medical services appear to be lacking
within the Church Street masterplan area itself, with
the only significant faciity being Lisson Grove Health
Centre. However, a number of additional facilities lie
just outside the masterplan area,

To the north and west of the area, within Malda Vale
and St John's Wood, the Use is almost exclusively
residential. Immediately to the south and east of

the area, blacks are highly mixed use, highlighting
Westminster's central London location and its close
proximity to sorme of the city's major public transport
stations.
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Open space, landscape,

public realm

Church Street's open spaces are generally poor in terms of quality and
connectivity, whilst a large proportion of the area has little access to open space.

Open spaces within Church Street

There 1s an opportunity to improve publc green
spaces in terms of quality, types and use. A large
swathe of the area is also classed as being deficient
in.access to apen space, as noted in Westminster
City Council's 2007 Open Space Strategy.

Mature street trees are a key characteristic of some
parts of the area, notably along the more historic
streets, such as on Frampton Street, Broadley
Street and Fsherton Streel. However, areas with a
predominance of post-war buildings and layouts,
such as those along Church Street and within Lisson
Green, suffer from a lack of good quality streat
trees and have a lew level of canopy cover. Streets
of this nature generally have a mainly low-guality
hard urban character, further reduced by a lack

of sufficlent public realm, poor materlals, a lack af
seating opportunities and insufficient lighting.

Broadley Street Gardens provides the primary
green asset and serves asa meeting and play space,
but s known to have Issues after dark with a high
congregatlon of rough sleepers dominating the
area, The nearby Lisson Gardens is a local Site of
Importance for Nature Conservation and provides

a valuable green space However it lacks function, is
poorly averlooked and similarly to Broadley Street
Gardens has issues after dark with rough sleepers
and anti-sacial behaviour

Orange Park Is a popular play area that Is well-used.
However Its location, sgueezed between two private
housing blocks, reduces its accessibility and potential
ta positively contribute to the wider public realm.

Lisson Green Estate, within the narthern part of
the masterplan area, provides the primary open
sports provision, A small sports pitch, a mixed-use
games area and two play areas for varying ages are
provided, creating much-needed apportunity for
outdoor sport and exercise.

However, In the latest (2007) open space audit by
Westrminster City Council, thesa facilities were not
tlassed as 'public’. Its lecation, within the Lissan
Green Estate and bound by Regent’s Canal, means
that the area can feel lsolated and inaccessible to
residents who do not live within the estate, reducing
the benefit of this notable asset.

Whilst provision of public open space s extremely
important, semi-private estate spaces can also
provide an important contribution for wildlife and
biodiversity, such as Lavendon Wildlife Garden:
They can also enrich the general streetscape when
wisible from public streets, such as the green space
at Orchardson House. These spaces vary in quality
but are generally more successiul when there are
clear distinctions between what s public and what is
semi-private for residents only, Within Church Street,
some of these distinctions are blurred, with it being
unclear whether public access is permitted or not,
potentially leading to conflict between residents and
members of the public.

Existing open spaces around
Church Street

StMarny's public park and Paddington Green are
situated just outside of the area to the west and
provide nearby green spaces of good quality,

with well-preserved heritage assets and mature

tree cover, Both are within the Paddington Green
Conservation Area. Whilst within easy walking
distanice from Church Street, these green spaces are
somewhat segregated by the busy Edgware Road.

Regent’s Canal, to the north-west, provides a

linear green route with opportunity for walking,
cycling and interaction with nature, providing vital
green infrastructure. Currently the Canal is mastly
inaccessible directly from the Church Straet area due
to built deveiopment and level changes associated
with the Canal, Regent's Park and Hyde Park are two
majar London parks within a 15-20 minute walk to
Church Street, however there |s not a clear or direct
raute to the parks and there is a lack of way-finding
and slgnage
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Transport links

Major road routes create a divide between parts of the Church Street
area and its surroundings, reducing connectivity throughout and severing

connections to neighbouring areas.

Existing condition

Church Street suffers fundamentally from severance.
Busy arterial roads such as Edgware Road and
Marylebone Road/\Westway create physical and
psychological barriers, which restrict movement
and create =sensa of disconnect from surrounding
areas. Whilst gepgraphically close to Marylebong,
Paddington, Little Venice, St John's Wood and
Regent's Park, the existing infrastructure creates
asense of iselation within parts of Church Street,
particularly those areas away from primary transport
links or retail areas, Regent's Canal, with limited

physical access further separates the neighbourhood.

Streets and public realm are largely dominated by
vehicles, with busy roads and on-street parking
throughout There are currently limited designated
cycle routes and pedestrians are generally restricted
to narrow foatpaths which offer limited cpportunity
for seating or gathering spaces.

Within the Church Street neighbourhood, clarity

of the street pattern Is a challenge In many areas;
naotably those planned post-War. The post-War
estates suffer from a lack of a cohesively planned
movement framework, resulting in estates that are
not well-connected with surrounding streets and
offer a poor streat experience. A lack of distinetion
between private and publicly accessible areas within
some estates can further reduce the guality of the
pedestrian experience. However, the Church Street
masterplan provides the opportunity to improve
connections with neighbouring areas to overcome
severance and the sense of being disconnected

Ir some areas. New routes, improved crossings,
traffic calming and improved wayfinding could all
contribute to connecting Church Street better with
surrounding areas.

Public Transport Accessibility Level
(PTAL)

The pubtic transpaort accessibility of the site is
excellent Edgware Road Underground Station |s
located in the southwest corner of the area. The
station prevides access to the Bakerloo Line. 4
separate Edgware Road Underground Station which
arcesses the Circle, District and Hammersmith

and City Lines, s located three minutes walk to its
southeast. Marylebaone Statlon provides access to
the Bakerloo Line and also Mational Rail services

| [0 29 0ol e ik INARTR,
B Bt

providing connections to High Wycombe, Oxford and
Birmingham amoengst others.

Highway Network Characteristics

The road network within the Church Street area |s
generally set out in-a grid farmation, where roads
run from the south west to the north east or from
north west to the south east.

Church Street

Church Street connects the AS Edgware Road
inthe west to Lisson Grove in the east. Church
Street is part of the strategic road network and Is
currently ane way westbound. This link is currently
dominated by businesses with flats above and
market stalls down the length of the road. There

is currertly a mixture of road restrictions which



Connectivity
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Includes single yellow lines and pay and display
controlled parking areas

Broadley Street

Broadley Street runs parallel to the south side of
Church Street and s located between Lisson Grove
and Edgware Road. Broadley Street is two way
between Lisson Grove and Salisbury Street, and |s
one way to the junction to Edgware Road. Broadley
Street is currently a residential street which has a
parking restriction to permit holders only and pay
and display at some sections of the road. There are
single/double yellow lines present across sorme parts
of this link.

Overall, Broadley Street benefits from landscaping
and pedestrian crossing points,

Existing parking situation

Mast streets within the masterplan boundary have
onstreet parking. The area has a mixture of permit
holders only, pay and display and shared use parking
bays The area has an average car ownership of 31%
{1,452 cars for 4,719 househald).

Westminster City Councll highways conduct regular
parking monitoring surveys to assess the availabllity
by type, There is a spare parking capacity of 30% or
mare at all times an the survey weekday

Air and noise quality

Church Street s within an area of poor alr guality,
located within the Westrminster City Council Air
Quality Management Area.

The maln source of noise impact in the area s

likely to be from mator vehicles on the local roads,
particularly Marylebone Road, Edgware Road, Lisson
Grove and Park Road,

An indication of llkely nolse levels-are prowided in the
figure on the left which were produced as part of the
England noise mapping project undertaken by Defra
{Bepartment for Environment, Food & Rural Affalrs),

Nolse and vibration impacts could also be experienced
due to the rallway line at Marylebane station located
along the north-east boundary of the site.
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The vision

Westminster City Council is committed to
transforming the quality of life of residents in

the Church Street area. The masterplan seeks to
deliver real change for the community by creating
great places, opportunities for a healthy and
prosperous lifestyle, new homes and more jobs.

Residents I Church Street are heavily invested in their neighbaurhocd,
which hias areas of real character, guality and heritage. There s a
strong sense of community and Its location close to London's West End
provides a wealth of opportunity,

However, mary residents currently experience social and economic
exclusion, due In part to the area being an enclave ringed by transpart
Infrastructure. Westminster City Coundil wants to make Church Street
thie most liveable neighbaurhood in London through investment in new
housing and regeneration. Success will depend primarily on high guality,
wel-inked public realm.

The Church Street masterplan sets out a blueprint fer building on the
area's qualities and existing aspirations and development proposals
The masterplan reinforcas Church Street as the heart of the area but
alsa establishes strangly characterlsed new guarters |t addresses four
drivers of change: health and well-being; homes, market and enterprise;
and making connections, This vision is not something the Council s able
tey deliver on its owry; it will reguire support, engagement and funding
fram a range of public, private and community sector partners, as well
as residents, businesses and community organisations in the area.

Health and well-being

The Church Street masterplan propases a new heaith and well-being
Hub on the Lilestone site, a key route through the neighbourhood. This
will be directly connected along Church Street to a new community hub
at the intersection between Church Street and the Green Spine, which
will offer a new library, childcare, training facilities and other services.

The area Is currently defident in bath quality and quantity of open
space. The masterplan aims to create welcoming green spaces, improve
existing ores, and make streets greenar. The public realm will be
designed to encourage physical exercise by making It easy and pleasant
te walk and cycle. It will also be designed to encourage sociable spaces
whare people want to spend time. Sotiable spaces lead to chance
encounters and help new residents 1o Integrate quickly,

Generous street trees and ether planting will mitigate air pollution and
the urban heat island effect, and improve blodiversity and seasonal
Interest. importantly, it will give residents mere contact with nature,
which is key to reducing stress and improving mental well-being.

Church Street gateway from Lisson
Grove to antiques market and
cultural quarter







Land use quarters

Homes

A key objective of the masterplan is to deliver more new homes across
d range of types and tenure in the area, with associated |nfrastructure
such as the new health centre. The number of new homes is above and
bevond those already Identified by the Futures Plan and other Initiatives
and thelr designs will be truly tenure blind,

The area has been designated as part of the Edgware Road Housing
Zone, which will release significant new funds to invest in the
infrastructure needed to bring forward new homes - particularly
affordable homes - for local residents.

The masterplan will provide a high-quality enviranment for this

new housing and design will enhance open space and create new
connections. The masterplan will ensure that development sites are
designed efficiently, with types that achieve 3 higher density whilst
positively contributing to the quanturn and quality of open space and
public realm,
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Market and enterprise

Comrmercial activity centres on the Church Street market, which |s the ?-"E_ v
largest in Westminster although it is not operating as strongly as it has B Ta
In the past. The masterplan proposes supporting the market to sustain :~ -

tself and bullding on the area’s reputation for trade In antigues. 1

Better designed public realm and upgraded shopfronts will create

an attractive and safe environment, with an improved retail offer

on Church Street to attract more custormn. The character of other
commercial streets will be strengthened as well, iIncluding the historie
character of Bell Street, through public realm improvements. Distinet
commercial areas will be established, focusing activity on Lisson Grove
and the centre of Church Strest.

An enterprising community car create more local jobs and this will be
facilitated by new flexible workspace and varied tenure. This will include
opportunities far live and work spaces and commercial spaces These
could accommedate start-ups and established businesses along a new
street (Hardington Street) and an existing ane (Gateforth Street) both
Intersecting with Church Street

The masterplan aims to bring much-needed evening vitality in targeted
locations with new restaurants, bars and cultural venues, and the
market's trading hours could possibly be extended.

Making connections

The masterplan |s proposing safe and clearly defined routes to and
through the area, linking into neighbouring communities, This will
Improve atcessibility for residents and visitors to other parts of
Westminster and the rest of the capital,

Mew gateways to the area will draw new visitors, generating more
footiall and economic activity These will include a new food guarter
proposed for the busy intersection of Church Street and Edgware Road
and a cultural hub on the Junction of Church Street and Lisson Grove,
which will build on the success of the Cockpit Theatre.



Cultural Quarter
Theatre /
Arts spaces
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Health and well-being

Improving health and well-being in the Church Street area is fundamental to

the success of the masterplan.

A key driver for improved health and well-being s
the delivery of a new health hub for the area. This
fadility will be located on the Lilestone Street site
and easily accessible for residents from across the
nelghbourhood and further afield.

[n addition, the plan includes a new community hub,
located at the intersection of the new Green Spine
and the Church Street markel This community bub
willanchor a new public space at the heart af the
area. Delivery of these assets will imprave health,
enable job creation and business:start up, and

give the community a place to come together. This
provision would replace the existing Church Street
library and the future needs of this service would be
Incarporated into one of the proposed hubs within
tre masterplan.

Health and well-being at the heart of Church Street $o0

Our masterplan is landscape-led, looking to create a
place before bulldings, putting people and lifestyle
at the forefront of design. Church Street is deficient
in open space and what there is lacks quality. The
propoesals look to imiprove the existing condition
and create new open spaces, green streets and
public realm.

This wall increase the opportunity for residents and
visitors to engage with a rich and varied landscape
environment and encourage exercise and sustainable
methods of transport, all of which help to Improve the
health and well-being of the community.

The masterplan aims for Health and well-being are;

= 'e- Marylebona



Green space

A greener neighbourhood with new public open
spaces and public realm

Up to 40% increase In publicly accessible open
space

A hierarchy of squares and gardens with play
areas for children of all ages

An improved street network with high quality
streets that promote walking and cycling

Public realm enhancement works and upgraded
shopfronts will create an attractive and safe
environment

Ecological and productive landscapes with a
wide range of habitats

Sustainable urban drainage and hybrid green/
blue roofs to capture rainwater and greywater

Green roofs and "living walls” to enhance site-
wide biodiversity and air pollution

Facilities

A new health and well-being hub offering a
range of primary health care and services

A new community hub for access to council
services and other facilities such as childcare

Healthy and sustainable living

Food gardens that will inspire local people
to grow their own produce

It will be easy to walk, cycle, shop locaily,
save energy and minimise waste

Local sources of renewable energy

Safe, secure and livable streets

Jioss - .";;-:-:u_i'-*h B
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Homes

The masterplan identifies a number of sites for the provision of new homes

within Church Street.

A comprehensive delwery strategy supports the
ambitious pravision of increased density and homes
at a range of type and tenure to meet the current
and future needs of the community Propasals will
rationalise plots, making an efficent use of space

Different housing types such as courtyard blocks
with podium and mansion block®, will be considered
ta achieve an appropriate density of the sites. These
buildings will be approximately 5 to & storeys in
heght and will be articulated with entrances, bays
and set backs These urban blocks achieve density
without requiring great height.

The fotus of new housing in the Church Street

area wlill be on quality and sustainability. These

will comply with the |atest fire safety advice and
planning regulations, New homes will in some

cases replace poarly performing housing stock

and in others will make best use of land to create
residential neighbourhoods with eharacter building
or the strang sense of community. Schemes

will also provide a range of housing tenures and
types to meet the needs of the existing and future
population, which could include a range of affordatle
rented products, sheltered or supported housing or
extra care housing, The need to meel this range of
reguirements is ane of the key reasons that the sites

Suggested locations for new 7/
housing development

! R = E&xﬂﬁ!ﬂnié

proposed are more comprehensive than in pravious
propasals for the area.

In order to deliver a good range of housing types to
meet the needs of as many existing and future residerts
as possible, the masterpian enables the following:

- Re-provision of all coundl social rented haousing
requiring demolition as part of the proposals

A single move in the local area for directly affected
tenants In all phases, utilising schemes already in
development and the masterplan sites.

+  Delivery of additional housing to include
35% affordable, which will be split into 60%
intermediate and 40% social rented tenures and
will respond to the council's emerging changes
to the City Plan as well as the London Plan. The
masterplan must however be flexible to respond
to future models and approaches to the delivery
of affordable housing If and when they emerge at
both a regional and national level,

- Provision of a range of options for existing resident
leaseholders, In line with the council's policy for
Leaseholders in Housing Renewal Areas.

The masterplan proposals can provide:

== & Marylebone

£ Edgware Read



New homes
= Around 1,750 much needed new hames

* 300 new homes are already being built in the
Church Street area

+ A range of homes to suit every age and Income
level

+ Improved quality and increased diversification
of accommodation types in Church Street

*+ MNew homes will be tenure blind and integrated
into the existing community and environment

+ Estimated increase in the local population by
around 3,400 residents, resulting in an uplift of
council tax and additional expenditure retained
in the lacal area

+ High guality estate management and
stewardship

+  Fully wheelchair accessible in line with planning
policy

+  Delivery of new housing for people with
support needs

+ Diversity in designs to achieve an appropriate
density for the sites

Energy efficiency
= Acutting-edge community energy netwoark

+ State-of-the-art, energy efficient bulldings

+ A low-carbon development

* Courtyord Block with podium

This hiilging type epsures the manmiim of octive frontoge by providing
misDriEs Wit privale frond ooors an street el Brepcles, b oni care
ore hidnen under the shored cowrmard. Architectera! woriety and different
figights will ermsure on Inferestiag bualfdime Private ameanity spore Wil
Agrmoty Be-proviged far-every home

Mansion block

This huilding tyoe ensures the mawimeim of ooiive frontaee by grovding
rmisnretel with prvate frant doors an srreedlevel, Private omerdty spoce
will mormally be pronvidled for every oparimaent A shived tarden ey be
provided ot the Bock af the building, @coestble by the rexidenis of the
bidir
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Market and enterprise

Improving the market and introducing diversification to the retail and
commercial offer are key to creating a thriving economy delivering new jobs

and investment

Key to this change is support for the Church Street
market, enabling it to thrive, improverments will draw
footfall back to the market through Improved access,
signage and layout, awareness and product offer.
The nejghbourhood is famous because of its market
Its value to the community is more significant than
simply financial, A bustling market brings people
together, supports the local community and
contributes significantly to well-being.

Redevelopment of Church Street itself will allaw for
the improvement and diversification of the street's
retall offer. Twinned with public realm improvements;,
this will attract a range of new vendors and
businesses; creating jobs and attracting footfall from
the wider community, The masterplan proposals
altow for the provision of a range of commercial unit
types including [lve-work and co-working solutions
for new and established businesses,

Diversity in retail, commercial and enterprise

=4 .Et_g.via_l:lﬂﬁh.t}- i

The masterplan suggests Bell Street as an additional
commercial area, differing in character to Church
Street. Public realm interventions can create this
ds'a route and destination, attracting footfall and
enabling the diversification of commercial options in
the area,

Lisson Grove is.a strategic route within this part

of Lendon, connecting Marylebone to 5t john's
Wood and runs through the heart of the area,

The masterplan identifies this street as having the
potential to accommodate increased commerclal
proviston, delivering new jobs and investment to the
neighbourhood,

The mastarplan proposals indude:

& ‘E‘ Marylebone

S Edpware Road



Improved street market and retail

+ Church Street market: a new foed and antiques
market destination. A high gquality visitor
experience for all

+  Mew market layout with around 220 stalls back
to back facing the shops

+  New branded stalls for young entrepreneurs
and a range of other enterprise initiatives

Up to 150 van parking space and 3,600m- of
market storage

Market facilities: trader toilets, power and water

An occasional Sunday antiguas market between
Sallsbury Street and Lisson Grove

* Ongoing management review to ensure
increased operational flexibility

* An improved range of shops including a
supermarket in the heart of Church Street

Culture and leisure
+ A destination with a stronger brand and identity

+  An enhanced community and cultural quarter
dedicated to the arts, community learning
and entertainment including the redeveloped
Cockpit Theatre and the antiques businesses

A diversified food and drink offer will create
improved opportunities for leisure

Improved potential for evening economy In
targeted locations such as the Edgware Road
and Church Street gateway

Jobs, skills and enterprise

New opportunities for jobs and training
including the provision of the future needs of
Westminster Adult Education Services in the
area on one of the new masterplan sites

Around 3,500 construction-related jobs*
Around 525 retall jobs**
7,000m2 retail space provision

Two new enterprise corridors offering
affordable and flexible workspace and business
support facilities

Offices and work spaces supporting new jobs

Training and support programmas for people
wha live in the area
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Making connections

A fundamental placemaking principle is to open up Church Street, improving
access and wayfinding throughout the area.

The Church Street area has few direct connections
and access Lo areas within and outside the area. |t
s enclosed to the north-east and narth-west by the
rallway line and the canal respectively and bound
by the busy Edgware and Marylebone Roads to the
south-east and south-west

The masterplan will create streets that re-balance
tre relationship between vehicles, pedestrians and
cyclists. A strategic movemnent hierarchy would help
to establish certain streets and spaces that are
more pedestrian arentated with generous footways,
sealting spots, planting and reduced on-street
parking. Better connected and better designed

cycle routes would also help to improve the eyclist
experience and help ta reduce canflict between
cyclists, vehicles and pedestrians.

Chureh Street itseff lies at the feart of the area and
accommodates the ance thriving market. Legible
routes from key arrival points will be provided and
the masterplar will establish strong gateways to the
market at Edgware Road and Lisson Grove,

Church Street - a well connected community

A comprehensive wayfinding strategy will be
established throughout the area, drawing existing
and rew residents and wvisitors through the
neighbourhood and connecting key community
assets, Important routes will be strengthened
through public realm improvements and a
comprehensive “greening the streets” approach.

Wayfinding will be improved by creating streets that
are legible, safe and enjoyable for pedestrians. Clear
sight views, natural survelllance, signage and lighting
should add to an improved pedestrian experience.

New rautes and connections will also be established
through the delivery of the masterplan, In the Lisson
Grean Estate, the masterpian seeks to ensure that
the canal s celebrated and not turned away from.
Improvements |0 public realm will create a new
destination and re-establish the canal as an asset for
the area,

The masterplan proposals incude:

e Marylebone



Transport and traffic

« A new pedestrian priority street deslgned for
Church Street market, pedestrians and cyclists
which links Lisson Grove to Edgware Road.

+ A 20mph traffic calmed zone

+ Improvements to access from Marylebone and
Edgware Road stations

*  The area under the flyover will be improved and
made safer for pedestrians and cyclists

+  The pedestrian tunnel under the Marylebane
Road is proposed to be improved through
lighting and signage

+ Improved and safer access to schoaols
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Walking and cycling

Existing streets will be improved by removing
street clutter and furniture to make them safer,
maore sociable and better for pedestrians

Junctions will be Improved to enhance
pedestrian crossing facilities and traffic calming

New locations for at least 80 cycle hire docking
stations will be provided in line with policy
regulations

Tree-lined streets connecting public gardens
and parks will be a pleasure to walk along

A new, north-south green thoroughfare
designed for pedestrians, cyclists and cars
which will link Broadley Street Gardens to the
canal

Increased priority for pedestrians and cyclists
on all streets through landscape, materials and
reorganisation of parking

Improved environment for pedestrians and
cyclists with relocation of trader parking and
storage
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The masterplan




The masterplan
sites

The masterplan has been divided into a number of
broad geographical study areas and the following
sections highlight the key opportunities and
principles for each.

1~

The proposed massing, character and uses identified for each site are Lisso
Intended to Influence and guide future developments, but not to lmit
potential schemes
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These study areas are:

+ Lilestone Street

+ Church Street Sites (A, B and C)
+ Lisson Grove

+ Gateforth and Cockpit Theatre
+ Little Church Street

A number of the sites within these study areas have previously baen
identified for regeneration by the Futures Plan and are currently being
developed or will be developed before the first main masterplan sites
{Church Street Sites A, B and C) come forward. As such, they provide
Important and early opportunities for rehousing residents from those
blocks located within Church Street Site A
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Lilestone Street

Design approach

Fenn House and 4 Lllestone Street were previously
Identiffed for regeneration and the council drafted

2 planning brief for the site in 28012, A planning
application was subseguent!ly submitted and
planning consent was granted In 2014, This consént
was for a modern health and well-being hub and 45
new homes, of which 26 are affardable

Adarger site was identified through the masterplan
process. In adgition to the new health and well-being
hub it will also provide office space required for the
relocation of the councl's Lisson Grove site and
space for community provision

The larger site is centrally Ipcated and easily
accessiple, providing sigrificant community benefits
te the area’s residents. New housing, public and
private open space, parking and office space will alsa
ke provided at this site

The larger site has the potentlal to deliver up tg &0
new homes

Possible design approach

Turrimill by Piercy arid Campsny

Likely timescale

The Lilestone site is likely to commence in the second
half of 2020, subject to detaled planning application

Homes

Pann Howse (45 homes)
Gayhurst (32 homes
Inclisding 17 tenants)

Greenside Community
Centra



Health and well-baing hub mnwﬁm#

........

ﬂ Heslth and wedl-baing hub

G Gatpway aivd ser== of vl bo L=son Gresn
Publicly accessible open space
) - ﬁ Publc landscape spsce fronting the
P#lﬁmﬁl-ﬂm for growing Lis=on Grove
and pla
SR ﬂ Residerdal armenicy Intermal courtyards

B Residartial outdear amenity space to
Gregnante EE

ﬂ Residartial outdear amenity space to
Gregraiie ENE

Market and enterprise Making connections €} Fotertal gresn roofspace. subeet ko design

‘Gateway to Lissan ﬁrem
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Church Street Site A

Design approach

Cnly Blackwater House was previously proposed
for redevelopment. The Church Street masterplan
proposes camprehensive redevelopment of this site.

The site prowdes @ unigue opportunity to create a
gateway at the southern end of Church Street, to
increase significantly housing numbers, to provide an
improved retall and service offer at ground floor and
to enhance the public realm. Thes site will also: deliver
van parking and storage for market traders:

The buildings within Site A currently provide around
160 homes The Church Street masterplan has
|dentified that the site has the potential to deliver
around 350 new homes when redeveloped.

Likely timescale

Church Street Site A s a priority for early delivery
Sufficient homes have already been identified within
the housing renewal area to rehouse all the currert
tenarts within this site. The current tirmetable is for this
development to start on site in 2020-2021

Homes

Total= 144 incounci
owned sites, which |ncudes
‘57 tenant=. plus private

_ vl Blackwater
oroparties ahove the Eray
Edgware Boad frontage. ingrebourne

Lamboume
Ratall Foaol

Ratail units on Edgwars
foad in provate ownership
ahtl Church Streat Units
leaszd from the councl

Market storage
Basement parking



- Gateway ta Church Street

“ Ratall fronting cnto Churzh Strest &nd
Edgwars Road

B Clustar of tall buiiding slamsrnts
Rainstated histnrs pedastrian link,
frontad with sriterprse spaces either

side

o Opparturity 1o increase height aicng
Church Strest

B Private space lor résidertis| use (podidm)

B Gateway w Chirch Skrest Fovus on food
market

B Hybtid greend blue or birmwn rosfz
[maintznance access anly)
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Church Street Site B

Design approach

Cnly Eden House was previously preposed for
redevelopment. The Church Street masterplan seeks
comprehensive redevelopment of this site

Site B occupies a key location within the masterplan,
at the junction of Church Street and the Green
Spine. It will provide significant community facilities,
ifcluding the community hub, fronting onto and
integrating with Broadiey Street Gardens and the
Green Spine.

Despite the significant provision of community
facilities at ground floar level, the Church Street
frantage will still maintain its strong retall presence

Delivery of Site B will provide further basement
van parking and storage space for market tragers.
The buildings within Site B currently comprise 177
homes. It has the potential to deliver around 300
rnew homes once redeveloped

Possible design approach

- i n

Likely timescale

It Is currently anticipated that the redevelopment of this
site could take place in 2024-2026

Homes Edan
Laz
Total = 177 including B8 Madwiay
councl tenants o Ravenshourne:
Roding
Rotail Wandie

Basement parking
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Market and enterprise Making connections

‘Community uses fronting Green Spine

Duign principles

“ Community and retall frontags to Church
Street market and the Thurch Sueet
Triangle' opah spacs

B Communmy uses fronting Broadiey
Gardons and the Green Spine

0 Buildings scaled down towards the park
o Semi-public spacs for cammuiity bt

g Serast-lgve| (Inke conmecting co-located
community and residential bulldinas

n Gateway 1o Chirch Shrest

ﬂ Hybrd greend tus or brown roofs
(mairtenance acr=us anly)
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Church Street Site C

Design approach

Redevelopment of most of these buildings and
the retention af Kennet House were previously
proposed. The Church Street masterplan seeks
comprehensive redevelopment of this site.

Site C works in conjunction with Site &, creating

a pateway at the junetion of Church Street and
Edgware Road, as well as providing a continuation of
Hatton Street. This site maintains a pradorminantly
retail frontage at ground floor level, although a

new enterprise zone at its core will provide flexible
commercial space and the opportunity for lve-work
Site C again allows for the opporturity for increased
residential density and basement parking provision.
The buildings within Site C currently contain 155
homes. The site has the potential to deliver around
360 new homes once redeveloped

Possible design approach

Possible design approach

Y |
| \

City Mills by PRP

Likely timescale

Church Street Site C s lkely to be redeveloped later in
the masterplan period, with developrnent frem around
2027 onwards,

Calne
Total=13%in council ﬂl:mnl
‘owned sites, which Includss Derry
81 tenants. plus private Isis
- proparties above the ::[ﬂn.lsh
Edgwars Hoad frontags. B

Rztall
Fotail to Edgware Rosd

Migrant Resourcs centre
(Rerry House)



Health and well-being Design principles

Gateway ta Church Street

“ Ratall fronting onto Churzh Strest,
Boscobel Sireet and Edpwars Roed

9 Clustar of tall buiiding slamsrnts

B Aulidings step down In haght o
Boscobel Streat

ﬂ Rainstated histnrs pedastrian link,
frontad with sriterprse spaces either
sids

B Opnorturity 1o increase haight

n Padiim fof residentisl liss

ﬂ Gateway to Church Street

@ Hybrid green/ bius or brawn rools
(maintenance scces only)
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Lisson Grove

Design approach

This site provides an opportunity to defiver a guality
resideritial development adjacent to Regent's Canal
Additionally, the site has significant frontage to
Lisson Grove, and marks the arrival to Church Street
drea fram the north-west Retail! commerdial space
will be provided at ground floor level on Lisson
Grove, however the majority of the development
will be residential The proposals alse include both
public and private open space

The Lisson Grove site carrently comprises 60 homes:

If redeveloped, the site has the potential to deliver
around 200 new homes.

Possible design approach

Camley Flace by AHMM .

Beakpoort by Maccreanoflavington

Likely timescale

The Lisson Grove site is likely o commence in the
second half of 2022, subject 1o detalled planring,

E:Hstiw:nn

Homes

Sanctuary 60 homes)

Councll offices



Market and enterprise
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Making connections

Design principles

@ Mivimise potential of canal rontags

@ Festure corner - porent for aller slement
toachieve gateway and sense of srrival

€@ scate siepped to respect canten
@ sctive ground fioos ses at Lisson Grave
G Views and scoess to canal created

@ 7erraced public space creaen witk access
b the ¢anal-and retalf eviranments

© sesicential amenity space at padium Jeve!

@ riybrid green bius o brow racis
{maintenance access anly)
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Gateforth and Cockpit Theatre

Design approach

Some regeneration in this area has been previousiy
proposed, The Church Strest masterplan seeks to
establish a new cultural quarter, capitalising on the
success of the Cockpit Theatre, Diversifying the offer
within the neighbourheod, attracting footfall and
creating an evening economy, will be supported

by the delvery of this guarter at Lisson Green and
Church Street

A commercial and retail presence will be provided
or Lisson Grove, and increased residential
accommodation |s proposed above The site
provides an opportunity for new public space at its
core, providing splll out space for the theatre and
cultural activities.

The Gateforth site currently accommaodates 37
homes. I redeveloped, in addition to a refurbished
Cockpit Theatre, this site has the potential to deliver
around 125 new homes. If |Jordans House, which
currently provides 4) homes, is included in the
redevelopment, this could dellver an additlonal 50
new homes.

Possible design approach

Likely timescale

The Gatelorth site Is likely to be redeveloped later

in the masterplan period, commencing In 2028-
2029 Jordans House could start later, in 20371-2032
However, there is flexibility In the masterplan and
the site could be brought forward for development
saoner f a viable funding and delivery mode| can be
found, working in partnership with other site owners
including City of Westminster College

Swanbourne House
(37 hames)

Josttans House (40 homas)
149-167 Lizson Grove

Mightingale House
(42 Dominion owred)

Cackpit Theatre

Gateforth Strast surgery
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Wightingale Place

Design principles

“ Sloped gardens to rmprove and Taciitata
accesabilivy berween Gatefortn Siresr
ang I.:a'planl:l Etrest

B Create g leglble zatoway io the cultural
juarter

a Integrate Cockpit Theatre snd propgsed
cultural facllibes with new pubdic realm

ﬂ' Active fronteges to ppen Spaces and
Lissom Grove

B Fubic square with periormance stags

B Bipdiverse public park with olay amenity

ﬂ Gateforth Strest enhsnoed as
pedestrian-pricrily strest within the

ANOEHS: FUarner

ﬂ Hybrid greend bius or brawn roofs
(maintenance scces only)
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Little Church Street

Design approach

The Little Church Street site has been chosen as a
development site due to its prominent location at
the core of the masterplan, |t lles at the junction of
Church Street and the Green Spire, and pravides the
opportunity to create a go-to locatlan, as well as provide
active frantages. The existing buildings are relatively low
rise-and allow for increased scale and density

A strengthened and varied retail frontage will be
provided along Church Street, with increased
residential density above

The Little Church Straet site currently comprises 45
homes, If redeveloped, the site has the potential to
deliver around &5 new homes,

Likely timescale

The Little Church Street site Is ikely to be redeveloped
later i the masterplan period, commencing on site in
2031-2032

Buill:ll‘rql_l

I3 Mulready Street
27-53 Church Street
20-33 Salisbury Street
30-45 Ashbridge Screet

Totdl= 45

€700 m2 retsll

Design principles

n Keycornet location at the aas of Church Street and the Green Spineg
g Crppesiie primary open spaze ‘Church Strest Trangls'

g Retall frentage to Chirch Strast

o Residential frontzee to Salisbury Street: and Mulready Street

Buildings height Fas ralationship o adjstant bulldings and sots as
a lransiton between axisting ard naw developmant

a Hybrid gresnd blue or briwn roch (msintenance access anly)

Homes

EI.EE HH.“'H'.;'TI'.IH

Making connections

‘Gateway te Church Sireat

Market and enterprise

fletall frontags to Church Street
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Land use and massing

Delivery of the Church Street masterplan allows for significant diversification
of land uses through the area. Land uses have been carefully distributed

in order to help fulfil the overarching objectives of delivering new homes,
creating jobs and enterprise and improving the health of residents.

The masterplan creates a focus of activity around
three key routes: Church Street, Lisson Grove and
Bell Street. Uses and facilities have been located
strategically to ensure each street maintains a
unigue character and offer.

Church Street itself becomes the heart of the
masterglan, Mew guarters are establishad, including a
new food quarter at the Intersection of Church Street
and Edeware Road, building on existing footfall and
the proposals for a new gateway at this locatlon

Another gateway is proposed at the junction of
Church Street and Lisson Grove, where the cultural
guarter is planned, Building on the success of the
Cockpit Theatre, a hub for arts and entertainment
would draw new and existing visitars to the area,
generating increased footfall and economy.

Public realm enhancerment works and upgraded
shopfronts will create an attractive and safe
ervironment for the improved ratail offer at Church
Street. New llexible retail units and centrally located
workspace would provide suitable space for all types
and sizes of businesses

The commercidl offer will have a varlety of types
and tenure to enable job creation and develop
an enterprising community at Church Street, This
would inciude opportunities for live-work Lnits

with the potential to accommodate both new start-

up businesses as well as established companies
The masterplan will increase active froniages at
ground floor by relocating exlsting B1 and A2 uses
to upper stareys:

The masterplan will build on the existing character
offered by Bell Street through public realm
Improvaments, craating a salting to this historic
commercial street and a greater sense of place. A
similar focus of the commercial offer along Shroton
Streel/Hayes Place is also proposed.

A fundamental aspiration of the masterplan is to
Improve the evening ecanomy. This can be effectively
achieved through land use planning creating centres of
gravity through restaurants, bars and cultural venues,
alongside the potential for a later trading market

Church Street and Edgware Road will maintain

thelr retall presence at ground floor level, with a
greater emphasis on cafés and restaurants at their
Intersection. The masterplan reprovides 7,000sgm of

retall space and provides an additional 2,000sgm at
sites AB.C and Little Church Street.

Mot anly will this diversify the offer provided in the
area, but it will also bring much needed evening activity
and economy ta the neighbourhood . There is the
opportunity for a new anchor store o draw shoppers
further down Church Street from Edgware Road.

A new cormmunity hub, anchoring the intersection
between Church Street and the Green Spine will be
a significant new facility for the community, offering
training, resources and workspace. |n addition

to this 8 new health centre will be provided on
Lisson Grove, located on a key route through the
neighbourhood, easily accessible for local residents
and those travelling from further afiela

Building height

The masterplan provides the opportunity

to influence thie physical urban fabric of the
nelgnbourhood. It sets out a height orofile which
responds to the surrounding proposed and existing
tontext Massing and scale of proposed bulldings
has been carefully considered in order to improve
Church Street’s townscape, creating a sense of
arrival and place and providing clarity and comfort
at strest level The width of Church Street allows
for a modest increase in building haights that can
positively Influence lownscape, rather than detract
from iU Increased haeight and gateway buildings at
the junctlion with Edgware Road will give greater
signifficante ta this key street, alding clarity in the
streal pattern and attracting footfall

Interest and wayfinding is provided along Church
Streel by variation in helght and deslgns, especlally
at key Junctions and spaces. Rigorous lesting has
determined heights at Church Street.

The councll has recently completed a cansultation

on Bullding helght: Getting the right kind of growth

for Westrninster’. The responises are currently being
analysed. The revised policy, once published, will infarm
future plans for the City and therefore the bullding
height proposed here may change to be compliant.






Existing massing

At the time of the Church Street
Ward Profile, Novernber 2015,
the ward had 10,565 residents. In
a site of 44 hectares, this |s 240
peaple pér hectare.
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Proposed massing

With an estimated increase in the
local population by around 3,400
residents, the estimated density
for Church Street masterplan is
320 peopie per hectare.

There are lats of ways of
calculating density such as
habitable mass per hectare.

All of these measures will be
considered on a site by site basls.

‘We recognise that an increased

population puts pressure an
already deficient open spaces
and therefore our masterplan
provides a 40% uplift in the
amourit of opan space provided

within the area.Options for
massing, types and land uses
were tested in order ta respond
te changing conditions and
pedestrian footfall whilst also
rmaximising the potential of the site

Mansion block types make a
smooth transition between the
domestic scale of terraced houses
and the high rise residential
buildings. These will comply with
tre latest fire safety advice and
planning regulations.
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Church Street market

A fundamental feature of Church Street is the market. The Church Street
masterplan provides the opportunity to improve both the market offer to
the community and the facilities offered to existing and future vendors. The
purpose of any detailed proposals for the market should be the retention,
improvement and evolution of the existing market, building on its heritage.

Redesigned layout

The market layout needs to be redesigned to work
more efficiently, benefiting vendors and local shop
owners, A single, level streel surface would allow
for back to back trading at the centre of the street,
allowing footfall to benefit market traders and shop
owners egually,

The antiques markat will remain to the east end of
the street, and the western end of the market will
be improved and diversified in terms of Its product
offer, including an emphasis on hot food around
the Church Street Triangle. The triangle will also be
re-designed to supporl temporary events. Traders
will be provided with van parking, additional storage
space and an electricity supply in order to support
their ongoing businesses.

Back to back trading benefits the traders as they will
share a "back of house" area with the trader behind
them, herice increasing the security of their stock. |t
also benefits the retailers who will be looking onto
the trading face of stalls nat unsightly back covers,

Overall this will give the market a much more
consistent and brighter look: Some market traders will
take stalls on both sides to have "walk through” stalls
linking both sides of the street, although pedestrian

breaks in the stalls have been allowed for in our design,

The same principles apply to the Saturday market,
when trading expands from Salisbury Street to
Lisson Grove, with more specialist traders adding to
the general traders and some hot food included to
add variety to the food offer

The propesals allow for an eocasional Sunday
market, which would besubject to detaled business
planning and consultation. This may Include further
testing of a specialist antigues, collectables and
second hand markel cperating between Lisson
Grove and Salisbury Street with hot food operators
at the Salisbury Street end.

Services

The masterplan considers the following elements
fundamental to an efficient servicing strategy for
the miarket;

= provision of pop-up power supplies to each graup
of stalls which will mastly be for lighting and this
will be low ampage. Where hot foeod Is operating
there is an increase |nampage to accommodate
electrical equipment

- Water supply will be pravided to hot food locations
as well as to the fish and frult and veg traders.

+  Pop-up services allow for a clutter free street
when the market is not aperating. Trader toilets
will be located in each of the new blocks, on Sites
A and B, either in the basements along with the
storage and parking, or at ground level close to
the entry/exit points for the market traders.

Market trader parking and storage

A number of scenarios will need to be considered
for market trader parking and storage, all of which
pravide capacity for trader parking for a revitalised
market All scenarios will need to include trader
tollets and washing points. The delivery of these
facilities will need to be linked to the phased delivery
of key regeneration sites, with interim arrangements
a key delivery consideration,

Market during construction

The market will be impacted strongly by the
masterglan. In the long term this will be for the
better as a purpose designed streetscape will allow
the market to operate much better than taday.

The masterplan proposes the delivery of Church
Street public realm enhancement early on. Following
an from that, further improvements to the market.
fayout and logistics will be implemented.

As the process of hoarding, demolition and new
bullding of each site alang with associated sireel
enhancement works proceed, the market might
need to be relocated temporarily, If that is the

case, the most sensible location is Salishury Street,
which will keep the market as one unit, encouraging
customers to continue to use as marny stalls as
pﬂSS!bEE As the sites are CCIIH‘1|2I|EI.EL'L the market
would move back Into Church Street
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Church Street Arts & Antiqu

As aresult of the establishment of Alfies antiques

market in 1976 a cluster of small, high-end, antiques
businesses sprung up on Church Street, many having
started in Allies and subsequently graduating to their
own premises. Today, Alfies (s home to around 80,
traders and there is a further 20 shaps located at the
east end of Church Street. As with the market the
arts and antigues guarter is a fundamental feature of
Church Street and an imporiant source of employment
In the context of the masterplan, the arts and antigues
businesses, alongside the Cockpit Theatre, provide
tre foundation on which to bulld new cultural facilities
and stimulate creative sector enterprise.

It the short term we will bring businesses together

te collaborate with the Council and partners. This

attivity has already begun and a recent pilot event

for a Sunday arts and antigues market, branded .
‘Antiques Anonymous was extremely successiul,
attracting around 5000 visltors over the course of

the day The traders and Councll are now warking to
establish the market on a regular basis,

In the shart to medium term, the approach to
supporting the development of the arts and
antiques quarter will be primanly through smaller
interventions that will help to increase footfall,
improve the trading ermvironment, stimulate
enterprise and build resilience into the existing
business community. Many of the smaller scale s
interventions {(e.g. creation of affordable workspace)

will test and inform the design and dalivery of any

larger scale, long term, activity '

In the short to medium term the following actions
will be explored.

= In partnership with the business community create
a detailed visicn for the arts and antiques quarter
—linked to the emerging Cultural hub vision

+  Destmation marketing — develop and
cammunicate a new Identity for the arts and
antigues quarter thal dovetails with ary new
markel branding

«  Trader incubation - in collaboration with Alfles
and, should it go forward, the operator of any
Sunday market

es Quarter

Develop a complimentary street foed offer at
the Sallsbury Street end of the market or an the
triangle" area facing the tollet block

Curation of council owned commerclal property
= using the council's praperty to ensure that the
streel encourages uses that complement the
langer term ambition for the cultural guarter

Public realm improvements - where they don't
Implnge on the major regeneration sites

Forming a council officer group to coordinate
those with a stewardship role within the area to
ensure coordinated gellvery of senvices

At a pilat project, refurblsh 66-72 Church Street
to provide a flexible afiordable work/exnibition
space for the creative industries

Continue to suppart the use of vacant council
shop units for pop-up shops and exhibitians
as a means of attracting a new demagraphic to
Chyrch Street

Longer term actions:

Develop a stratepy for new commercial space in
the regenerated blocks that allows expansion
of the arts and antigues businesses including a
gallery/exhibition space.

Improve signage at local transpart interchanges and
gateways Lo both the market and antiques guarter

Develop a public art programme to reinforce the
identity of the area in respect of culture, artists
and makers

Provide a mix of affordable workspace and maker
space that stimulates the clustering of creative
businesses

Create a local network of affordable workspace
that allows enterprises o grow and mave an
within the area






Landscape and public realm

Approach and
overarching principles

Delvery of the Church Street masterplan should set
a high standard for healthy, sustainable regeneration
The landscape strategy s key to the overall
masterplan and will be fundamental in achieving its
aims to improve apportunities for a healthy lifestyle
within Church Street. The landscape framewark will
help to re-stitch the area, shape the design and use
of new bulldings, pramote high quality streets and
spaces, provide opportunities for outdoor recreation
and enhance the overall character of Church Street

The fundamental principle of the landscape
strategy is to create places that are healthy; socally,
erwvironmentally and econaomically successful. This
may be achieved by implementing the following
overarching principles:

1. Promote a healthy
and active community

Green spaces are vital for healthy places. Both
physical and mental well-baing must be considerad.
Places should be designad with purpose, whather
for a specified activity or for a sanse of tranguillity
and passive leisure. It is well-documented that
green spaces and nature are essential for
psychiological well-being, whilst opportunities for
outdoor recrealion are important factors in the
encouragemarnt of active lifestyles Good guality
green spaces that provide a variety of opportunities
and experiences are essential for the well-being of
a community, particularly those that are densely
populated and urban in nature, Community food
growing, opportunities for play, outdoor sport and
opportunities for sodal interaction and commurity
events should all be provided within Church Street

2. Create a well-connected
neighbourhood

Church Street is curreritly severed from ts
surrounding areas by transport infrastructure which
creates physical and psychological barriers. The
Church Street area itself is also fragmented through
years of ad-hoc urban planning. The mastarplan
addresses thesa issues through proposing well-
designed streets that will create cohesion between
the neighbourhood and its surroundings. The public
realm strategy has been developed alongside

a transport strategy which proposes traffic calming
and enhanced road crossings to further improve
the pedestrian connectivity of the neighbourhood.
The masterplan proposes to Introduce mare typical
street patterns as well as reinstating historic streets.
These will be set within a 20mph zone to create
streets that are designed for people first.

3. Create a distinctive
and diverse place

Landscape and pubhe realm are flundamental to
how places are parceived, both by those living there
and those visiting the area. Currently the outdoor
ervironment within Church Street offers little by
way of quality parks or public realm, The masterplan
provides the opportunity to create a high quality
environment, with well-designed public realm

and attractive parks. These snould be distinctive,
reflective of the Church Street community and Its
diversity.

4. Tackle open space deficiency

Large parts of Church Street are deficlent In access
to open space. Overcaming these deficiendies is a
primary driver for the masterplan, which proposes

a large Increase In publicly accessible open space
and a more evenly distributed network of squares
and parks which vary in scale and character. Links
between these proposed spaces will be enhanced to
treate a well-connected internal green infrastructure.
The masterplan could achieve approximately 40%
additional increase |n publicly accessible apen space

5. Enhance green infrastructure
and biodiversity

With increasing pressure placed upon urban
environments, it Is important to consider natural
systems. Currently Church Streel has extrémely
limited green space and lacks biodiversity. The
masterplan providas an opportunity to enhance
greatly the enwironmental quality of the area. New
green spaces are proposed to encourage biadiverse
planting and habitat creation, whilst proposed
enhancements to streets offer potentlal for
sustalnable dralnage and street trees to be planted,
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Landscape masterplan

The landscape masterplan aims to introduce
new open spaces and to enhance those that are
existing to create an interlinked network of parks
and squares, whilst improving connections to
adjoining neighbourhoods.

1. Church Street Triangle (existing / enhanced)
A flexible ‘market square’ with high-guallty paving seating. lighting and
robust landmark trees

2. Broadley / Lisson Gardens (part of Green Spine proposals)
Existing green spaces canjeined and enhanced to be the primary play
space within Church Street and the core of the Green Spine

3. Nightingale Place (proposed)

A new public sguare with sunny seating spots and occasional
performance stage in the cultural heart of Church Street, opposite the
Cockpit Theatre within the cultural guarter

4. Capland Gardens (proposed)
A neighbourhood green space with natural play, diverse planting and

landscaped slopes suitable for wheelchalrs to replace the existing steep ramps

5. Orchardson Park (proposed)

A new nelghbourbood park with archard, meadows, community growing
and play amenity

6. Orange Park (existing / enhanced)
Existing play park; gated spaces enhanced with meadow planting

7. Lilestone Gardens (proposed)
Series of pocket park open spaces with cormmunal growing and rest spaces and

opportunities to play

8. Hardington Street (proposed)
Histonc street reinstated and extended as a pedestrian only link with enterprse /
retall frontage

9. Fisherton Street/ Orchardson Street
Propased future extension w Green Spine and priority area for future phased
reduction in on-street parking, to integrate planting and rest spaces

10. Lisson Green Estate Open Space and Sports Courts
Existing open spaces retained, with Improved access and biodiverse planting

11. Orchardson Street Green Link (proposed)
Propased pedestrian-only green link to be bridged over Regent's Canal as part of
a proposed extension to the Green Spine

12. Upper Canal Walkway (existing / enhanced)
Enhanced access to the upper canal walkway from Lisson Grove, with an
imoroved walkway experlence linking 1o Regent's Canal footbridge
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Parks, streets and public realm

Parks, streets and public realm are vital for the health
and well-being of a community. They are where people
corme together to meet, play, exercise and celebrate,
or simply to catch a guiet moment amongst nature.
Thiey are critical in the creation of active, attractive
nelghbourhoods where people want to live, work, visit
ard irvest in.

The masterplan proposes a series of parks and public
realrn spaces and should achleve approximately 40%
Increase in publicly accessibie open space.

These open spaces should perform multiple roles,
such as providing space for exercise and play whilst
also enhancing biodiversity, retaining and cleaning
stormwater and helping to improve air quality. The
green spaces proposed as part of the masterplan are
therefore designed to function in simultaneous ways
for both nature and people.

The Green Spine, planted with large-scale street
trees, will create a strong back-bone to the landscapa
framework, which fulure parks and public open
spaces should hang from to create a linear green
route that provides a variety of landscape and social
experiences. The masterplan proposes to extend the
Green 5pine northwards, bridging over Regent's Canal
to create a green route between Church Strest and
5t John's Wood

Well-designed streets form a primary part of the
landscape and public realm strategy. These can help
to promote walking and healthier active transpaort
modes, improve air quality, provide urban coaling,
and enhance biadiversity. The strategy aims ta shift
the mind-set of what neighbourhood streets should
be Rather than busy, car-dominated routes that are
cluttered and have poor air-guality, it |s envisaged
that through the masterplan streets will berome
more walkable and pleasant far pedestrians with clear
generous footways and an abundance of street trees
and other planting. It has been closaly coardinated
with the transport strategy,

(o) increase
4 0 /o in publicly
accessible open
space proposed
within Church

Street ward

The masterplan proposes parks,
streets and public realm that will:
« Be designed for people first

+ Promote opportunities for a healthy lifestyle

+ Help to overcome deficiencies in access
to open space

*+ Provide a variety of landscape types
and experiences for people of all ages
tand backgrounds

+ Be multi-functional and provide benefits
for both people and nature

= Be accessible to all

* Be biodiverse and create opportunities
for learning about the environment
wherever possible

* Promote soclal interaction and provide
opportunities for community events

+ Contribute to the Westminster Biodiversity
Action Plan and Church Street Green
Infrastructure Strategy

= Align with the Westminster Open Space Strategy

Health and well-being

Regular outdoor exercise is paramount for a healthy
community, whether through promaotion of regular
walking or providing sufficient space for sport and
play. The parks, streets and public spaces within a
community are key ta healthy lifestyie cholces, The
mental and social benefits of parks and public open
spaces are alsa significant for health and well-being.
Interaction with natura! elements has calming and
stress-reducing for people, particularly within dense
urban areas, whilst regular social Interaction with
ather residents can create a sense af community
well-being. Publlc spaces should encourage this

and provide areas for passive interaction as well as
programmied events and activities for people to come
together as a commuriity
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Provision: Green infrastructure and biodiversity

Church Street suffers from a lack af green
Infrastructure and biodiversity due to its heawly
urban nature and lack of natural green spaces. The
masterplan provides the opportunity to enhance
greatly both green infrastructure and biodiversity
within Church Street as well as for the wider
Westminster Green Infrastructure network and
Bicdwversity Action Plar.

Church Street's most Important wildlife asset |s
Regent's {anal, which passes east-west though

the north of Church Street and is an area of high
ecological value. Broadley Street Gardens and Lissen
Gardens provide the most diverse and attractive
planting in the area Lisson Street Gardens is also

a designated |ocal Site of Importance for Nature
Conservation (SING), which will be enhanced through
the Green 5pine

The Green Spine

The Green Spine will form the main axis of the
landscape framework running north-south through
the area. The first phase will co-join Broadiey

Street Gardens and Lisson Gardens 1o creale a
neighbourhood park with play for 2l ages, communal
growing and a ‘wild' naturalistic planting palette.
Lisson Street will be pedestrianised as part of the
propusals, The second phase will comprise part of the
Luton Street development and will connect Salisbury
Straat with Luton Streetvia a pedestrian and cycle-
only lirear grean route. It will have an abundance

of planting with species selected to represent the
diverse backgrounds of Church Street rasidenits and
will hiave integrated natural play features.

Alater phase of the Green Spine is proposed to
continue northwards from Luton Street along
Fisherton Street, connecting to the proposed
Orchardson Park. It is proposed to continue further
north and bridge over Regent's Canal through the
creation of a pedestnian and cycle-only green route
between Church Street and St john's Wood

The proposed extension of the Green Spine should
be coordinated with s phased reduction in an-streat
parking alang Fisherton Street and Orchardsan
Street to enable sufficient capacity within the street
for abundant planting and generous foatways. [t will
continue the ‘wild and biodiverse planting galette of
the Green Spine and should introduce sustainable
drainage along its route, The Green Spine will favour
pedestrians aver other transport mades, but will
form part of the highways network in places,

The masterplan proposes the enhancement of
green infrastructure and biodiversity by:

» Protecting and enhancing existing biodiverse and
green infrastructure sites

+ Increasing the overall provision of natural green
space and planting and habitat diversity within them

* Increasing the diversity of green spaces that
should cover a broad range of habitat types
Including species rich grassland, meadows,
Sustainable Urban Drainage Systems (SuDS),
orchards, native shrubs and trees

 Providing a range of habitat features within
parks and as part of bullding design including
bat/bird boxes, insect hotels and bee hives,

* Proposing plant and habitat species that are
noted as being of importance to the Westminster
Biodiversity Action Plan

* Proposing urban greening to new buildings

Green Spine; Initial Phase

1. Broadley Gardens / Lisson Gargens:co-joined
and enhanced with play, communal gardening
Lisson Street pedestrianised as green link, with
no through-access from Ashmill Street

2 Salisbury Street made ane-way with reguced
on-street parking replaced with planting,
generous footways and pocket spaces

Green Spine; Luton Street Phase

3 Part of the Luton Street development, Sallsbury
Street will be reconnected to Lutan Street at
street leyvel to lorm a pedestrian green link with
abundant planting and incidental play

Green Spine: Potential Future Phase

4 Reduced on-street parking aleng Fisherton
Street to accommodate increased tree and
other planting to continue the Green Spine
from Luton Street to Orchardson Street

5. Creation of an ‘Crchardson Street Green Link'
to further extend the Green Spine through the
proposed Lisson Green development site. The
link should be pedestrian and cycle anly fwith
emergency vehicle access to new bulldings) and
implement a footbridge over Regent's Canal,
connecting Church Street with St John's Wood

& Planting and paving continued along section
of Orchardson Street tolink to the proposed
‘Orchardson Street Green Link!



Green Infrastructure strategy
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Church Street Triangle

The existing triangle space at the junction of Church
Streetand Salisbury Street currently provides the
only designed hard public realm space in the centre
of Church Street. However, it lacks design quality and
does not create a memaorable user experience or
contribute to the presence of the market ar adjacent
buildings.

The Church Street Triangle should be designed as a
high quality public square that will be a fitting focal
point for the market. It should have designed-in
flexibility te allow for a variety of uses threughout the
year, Communily events, performances or occasianal
arket trading could be provided within the space
through a curated activity programme,

Opportunities should be explored to animate the
central space when it is being used in an informal
passive way. Dual-aspact seating could provide
opportunities for relaxing and for incidental
meetings. Animated objects such as water |ets which
can be turned on/off and creative lighting should
also be considered to animate the space and create
a focal point during evening hours

Whillst flexible, it should also be designed to have

a strong landscape structure through large-scale
landmark trees for height and combined raised
planters/seating to add colour and provide enclosure
to the space. As a focal plece of public realm, it
should reflect the diversity of the ares In Its design
and provide oppartunities for temporary artworks:

Church Street Triangle plan

o Public sguare { tnanzle

g Lafge-seale landmark trees

e Rai==d plamter / seating

ﬂ Ammating slements £ water etz
'B Food ¢ retall frontage

'ﬁ Community use frontagse

Area:
= 635m2 {approx)

Access:
« Publicly accessible fram Church Street and Salisbury
Street. Existing Public Rights of Way to remain

Uses / features!

* Flexible public sguare

« Occasianal formal events / activities

« Passive animation features including controlled
water jets or lighting features, social spaces and
communal gardening

Indicative soft landscape types:

« Large-scale landmark trees noted for benefits 1o
air-guality enhancement, contribution to biodversity
and seasanal Interast

Indicative hard landscape typas:

= Feature paving in a mix of hues to denote a
primary piece of public realm

+ Bespoke benches

= Combined raised planter / seating



Orchardson Park

The park will form a new community park to the
north of Church Street and be a key green space
along the proposed Green Spine. It will be a relaxed
and trangull area for residents to come together

to enjoy nature and spend time with family and
neighbours. Itwill anchor and Integrate proposed
and existing housing in the area.

The park will comprise a variety of landscape types
with spaces ‘for nature’ as well as for ameriity. A

key feature will be a colourful naturalistic meadow
landscape, with sinuous gravel footpaths and an
Integrated play area with both fixed and incidental
play features. Piay will be sensitively integrated within
the ‘wild' landscape and will provide Information and
opportunities far learning about the environment.

Suitable habitat features such as insect hotels

and bat/bird boxes within trees will be provided

An orchard of fruit trees will continue the Green
Spine theme of communal growing and provide the
opportunity for residents to become involved with
managing their landscape and to harvest fruit

Lawn spaces with perimeter seating will provide a
flexible amenity grean space to have plenics, kick
2 ball around or hold social events or gatherings,
A perimeter footpath with robust planting will be
designed to provide an element of privacy and
defensible space to adijacent properties

Orchardson Park plan

o Meadew iandscape with fixed ang inodental glay
g Species-rich fdwn and grasses

g Amenity I3wn

o Communa| grchard f frum frees

ﬂ Swale / t3in gardans

G 'Orehardseh Street Graen Link' propossl to bridgs ovar Regant's
Canal

o Watural surveillancs from overiockimg bueldings

Area
= 17115m2 (approx)

Access:

- Publicly accessible from Orchardson Street and
the proposed extension of the Green Spine, with a
fenced / gated perimeter for night-time contral The
design of boundaries, edges and signage should
indicate the park is publicly accessible

Uses / features:

= Play area integrated with meadow and naturallstic
planting, with bath fixed and Incidental features

- Orchard of frult trees

- Amenity lawn spaces

- Habitat features and oppartunities for learning
about the ervironmerit

Indicative soft landscape types:

- Colourful meadow with small trees, shrubs and hedging
= Mix of large native trees and orchard of fruit trees

- Mix of species-rich and amenity lawns

Indicative hard landscape types:
- Loose gravel paths within meadaw areas
- Resin bound pathways through park
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Nightingale Place and Capland Gardens

Nightingale Place and Capland Gardens will
COmprise a new public sguare and community

park in the centre of Church Street. The design
integration of the two Is critical 1o the re-connection
of this area of Church Street through avercoming
restrictive level changes.

Mightlngale Place will comprise a calming public
square in the cultural ‘antigues gquarter’ af Chureh
Street It will be a space to compliment the Cockplt
Theatre and provide a relaxing place to sit Varied
ground floor frontage and a designed-in flexibility

ta how the space may be used will keep the sguare
lively throughout the year A mix of fixed seating with
space for movable chairs should be provided and
designed to encourage sodial interaction, whilst a
small tiered platfarm |s proposed to provide informal
stepped seating and act as a stage’ for occasional
nutdoor performances or evernts, with potential for
curation by the theatre.

Gateforth Street, running between the theatre
and Mightingale Place, will be designed to be well-
integrated with the square and create a unified
pedestrian-priority character

Capland Gardens will comprise a local park with
play features and richly-planited slopes connecting
the lower-level Capland Street with the upper-level
Gateforth Street. Play designed for young childrer,
with seating areas for parents set amongst colourful
seasanal biodiverse planting will provide much-
needed green and play space for residents of the
area. The landscaped slopes are key Lo providing
sufficient and welcoming wheel-chalr access and will
visually and physically recannect the lower Capland
Street with the higher level Gateforth Street.

Nightingale Place and Capland Gardens plan

o Public sguare for fexible use

g Integrated tored seating and ‘stage’ platform
E Gat=forth Btreet an pedestrian-priority straet
B Fea-znd incigentad plsy

B Sloped gardens providing 1:21 comphant sce2ss from Gateforth
Strest to Caplang Strest

G Srap acrims fram Gateforth Steeet th CapdEnd Sreet

Area:
- Nightingale Place: 660m2 (approx)
- Capland Gardens: 880m2 (approx)

Access:
- Publicly accessible at all times - access, boundary arid
interface with adjacent buildings to be coordinated

Uses / features:

- Fexible urban square with fixed and movable seating
- Integrated tiered seating and performance platform
- Curated programme of events

- Sloped wheel chair accessible walkways

- Bespoke children's play (fixed and incidental)

Indicative soft landscape types:

- Seasonal and ormamental street trees and shrubs
- Biodiverse ernamental herbaceous planting

- Mative and arnamental street and park trees

- Species-rich and amenity lawns

Indicative hard landscape types:

= High guality paving of mixed colouration

- Bespoke seating and lighting

- Timber piatform with integrated casual seating

- Bark chip or ather natural play surface ta play areas

w i

Caplang
Lardsny




Lilestone Gardens

Lilestone Gardens will form a serles of pocket spaces
within Lisson Green that will provide opportunities
far communal growing and provision of incidental
and informal play for young children. [ts design will
compliment adjacent bullding uses and enhance the
green neighbourhood character of the immediate
locale, by capitalising on assets such as good mature
trees: Generally, the spaces will comprise of!

» Lisson Gateway: a gateway space at the
intersection of Lisson Grove/Lilestone Street

* Tresham Gardens: enhancement to existing
green space with improved access/boundary
treatment, enhanced biodiverse planting and
opportunities for communal growing

* Lisson Grove open space: garden frontage to
new community building with Sustainable Urban
Drainage System (SuDS), planting and seating
niches and landmark trees

+ Greenside Gardens: a linear pocket space under
mature tree canopy, with communal growing
and incidental play

Wheraver feasibla, mature trees will be retained, with
the introduction of biodiverse under-planting. Design
of the spates wlll place an emphasls on tammunal
activity including communal growing and seating to
encourage sodal Interaction, whilst incidental play
elements will create a playful public realim.

There is potential to link the gardens with nearby
community bullding uses to create a programrme
for learning about growing food with potential to
contribute 1o a community kitchen

The gardens will be located close to the new health
building and may therefore provide a pleasant
outdoor environment for those using the health
facilities close by.

Lilestone Gardens plans

o Grow gardens

g Ircidental play alemets

g Ex|sting mature tre=s retainsd
o Pedestrian-prior iy et

ﬂ Series of ELDS elements

G Erhancad Liszan Grove (rontags

Area:
« 2235m2 (approx)

Access:
- Publichy accessible from Mallory Street and Lilestorie
Street

Uses / features:

 Halsed pardens for food growing with seating
* Bespoke seating niches

* Incdental / natural play elements

Indicative soft landscape types:
- Grow garderis

- Existing mature street tregs
 Biodiverse under-storey planting

Indicative hard landscape types:

« Resin-bound surface to garden area

- Park /road edge footways to Westminster Way
palette with high quality paving

« Bespoke planters / seating







Movement and circulation

The main aim of the circulation strategy is to address the barriers to
movement for people and to create an inclusive and safe environment for
the residents, market customers and traders and to provide a transport
framework for the new developments.

The key objectives of the movement and circulation
strategy are:

* To set out a comprehensive and coherent vision
for the site, which bullds on the existing sense of
place and the transport conditions and allows an
incremental delivery to the strategy

+ That the commercial viability of the area is
maintained through all stages of the transport
strategy development

+ That new streets and public spaces integrate the
site into the surrounding area and encourage
people to walk and cycle through

+ To develop transport related parameters for the
new development sites in a cohesive manner and
have no adverse impacts on the streetscape and
public realm during construction and improved
public realm on completion

The plan puts pedestrians and cyclists at the heart of
our proposals. All streets will prioritise pedestrians
and cyclists with the speed limit reduced to 20mph
{except Lisson Grove). This will be facllitated through
a series of raised tables, localised narrowing, and
change of surface material,

Cannections to the wider network will also be
Improved including routes under the A40 and
pedestrian crossings towards Marylebane Station

Through-cycle connections will be predominantly
limited to Quietways, leaving the proposed cycle
network to local traffic, prioritising market users, school
puplis, residents, leisure cyclists and commuters,

The proposal is that during market hours, there will
be no through access for vehicles on Penfold Street
via Church Street. This means that Penfold Street

will becorne an access only street for the properties
ta the north and south of Church Street, without
vehicles crossing Church Street. The whole af Church
Street is proposed to be ralsed and upgraded with
surface material changes

A number of existing streets will be made one-way:
= Mulready Street

» Whitehaven Street

= Gatefarth Street

* Samford Street

+ Salisbury Street

* Ranston Street

+ Daventry Street

Bell Street is proposed to be upgraded with a series
of traffic calming measures such as raised tables
and Introduction of short stay vehlicle parking for
reducinig the width to deter through-traffic.

The transport strategy will be implemented in
consideration of the construction strategy for the
masterplan area

Where possible over time, parking will be reclaimed
and given back to public realm, making streats for
people and reducing the car domination currently
experianced All proposals will be subject to rigorous
detalled testing and design processes In con|Unction
with a planning process and will need to respaond Lo
the City of Westminster and London wide planning
palicy context.

There will be no on-streel van parking associated
with the Church Street market. One of the aims aof
the masterplan Is to remove the van parking space
from the public realm and retain the vacated space
for public realm improvements. [t is therefore
considered that the first key development sites
(Church Street sites A and B) provide for the market
related parking and storage requirements nearby

The future on-streel parking provision will therefore be
prioritised for disabled parking, car club, electric vehicie
charging, resident permit and pay and display parking

New development plots will provide their own vehicle
and cycle parking along with thelr respective refuse
storage and collection as far as reasonably practicable.

The following diagrams introduce the proposed
strategy with emphasis on making Church Street
into a place focussed on the local users such as
residents, market traders and market customers,
whilst making it attractive for visitors and employees



Proposed circulation
strategy
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Proposed
pedestrian and
cycle enhancements
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Proposed parking
strategy

Resident Bay 34
BID  tyn every day ine
Banic holidays

i 0830 1o 22:00
B Monday-Saturday

Prtential jocanan
al car alub by

Arcas with Joss of
by patking

Faarrangemont of
. parEnglo
7 r=provide loss of

pariing

E
a
B
(7]
=
E
b
[
™
&
et
0
]
=
a
a
[ 7]
=
o5
v
=
=
= |
&
u

] Indicative srea ol
= van parking
SRS (basomeot ln new

devalopmont)

N\ hcitae dropeon

Prionty araa for future
phased mduction in
parinng:

Fiahoron 8ot ¢
Crchardson Sros

M Rkl Sroas

‘ : Ealibuiry Sireat

D seiswa







uodsi uejd S ISEWN A0S UIIRGD)




Other opportunity sites
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Other
opportunities

The Church Street masterplan does not preclude
additional sites coming forward over the next 15-

20 years or beyond. For example, Lisson Green is
considered suitable for potential future development
in some locations. Other areas or specific sites
within the masterplan area could also be considered
for future opportunities.

Lisson Green

Specific proposals have not been identified for Lisson Green during
this masterplan process albeit the area s considered to be sultable Tor
potential future development. However, all future proposals for this
area of Church Street ward would need ta respond to the averarching
principles and themes laid out In the masterplan

Itis the intention of the counicll to develop dialogue with the existing
residents of the Lisson Graen area to better undarstand how they
would like their area to develop and be integrated within the wider
reganeration opportunity. The rmasterplan could, in future years, be
added to in order to include any agreed proposals

Other opportunities

Althaugh other sites and areas within Church Street have not

been considered at this stage, this masterplan does not prevent

or discourage other potential opportunities emerging. Any sueh
opportunities would be assessed jn the context of the masterplan and
would be subject to appropriate cansultation and planning consents.
For example, the council has a borough wide Infill housing programme,
which assesses sites for smaller scale housing delivery. The Chureh
Street area will cantinue to be Included in such processes,
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Delivery approach
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Delivering the masterplan

In order to be able to deliver the masterplan proposals there is a significant
amount of work both the Council and partners will need to undertake.

Westminster City Councll will ensure that |t has the
right planning policy framework In place, ensure
that all the tenants and leaseholders within the
propertles atfected are consulted, listened to and
sately relgcated when it s appropriate 1o do =g, in line
with its heusing policles. The coundl will also ensure
that new homes:delivered meet a range of housing
need aspirations. There are also property interests
that the councll will need to seek to.acguire it all our
asplrations are to be fulfiled. In addition the councl
will ensure that all proposals meet safety guldance

Howevear, first-and foremost, the coundl will need

to ensure that stakeholders, including residents

and businesses, understand the proposals, are kept
Informed and engaged as scheme proposals develop
and always know where to go to find out morea.

Establishing the planning policy
framework

The masterplan has been developed with reference
to the existing planning policy framework, including
the Westminster Clty Plan {20186), Westminster
Uritary Development Pian (saved palicles), the
London Pian and the Mayor's Housing SPG (2078).

The scale and quality of health and wellbeing
provision, housing, economic regeneration and
public realm dellvery envisaged by the masterplan
has support in current palicy to help fadlitate
delivery. The council's regeneration team will
continue to engage with relevant planning authorities
ds they consult on revisions to the existing planning
framework over the life of the masterplan. Detailed
scheme proposals will always be required to respond
ta the planning policy context at the time farmal
planning applications are made

The masterplan itsell is not a statutory planning
document. The planning policy contexts for delivery
of Its aspirations are set by the City Plan and the
London Plan. It is vitally important; however, that

the masterplan has sufficient weight to enable it

ta inform detalled proposals for indivdual sites

and the preparation and consideration of planning
applications. As such, the document is a farmal non-
statutory staternent of policy, which can be taken inte
account In the preparation of any planning applications
which come forward in the Church Street area

Safety considerations

The safety of our residents is our number one priarity,
All bultdings will be designed to.a high standard of safety
incarporating the latest fire safety advice,

This includes:

Waking the separating (or 'party) walls and floors
between dweliings fire resistant

Installing individual fire alarm systems in all
gpartmants.

Fire protecting corridors and escape stairs 1o
allow for a minimum of 30 minutes of protection
between communal areas and dwellings.

« Installing vents in-all commaon areas to allow
smoke to escape

Taller buildings above 30 metres high will have
additional fire safety measures including:

Sprinklers in all apartrments:

- Designated staircases and lifts for use by the
fire service. These will have a higher standard of
protection, such as backup power in the event of
a fire and twa hours of protection between the
walls enclosing the lifts and stairs, The stars will
also have fire mains which the fire service can
conrect their hoses Lo

= (Careful selection of materials used for exterral
walls 1o ensure that the spread of any fire
outside the bullding is restricted. All materials
will either be non-comibustible or have limited
combustibility

Increased fire resistance to the structure which
holds the bullding up, The taller the bullding the
greater the fire protection of the struciure

The above is consistent with current advice and all
proposals within the masterpian will respond to any
changes to guidance and legislation throughout the
Iife of the plan. Westminster City Council will always
seak to apply best practice in all aspects of safety
and will continue to work closaly with agences and
governing bodies, such as the London Fire Brigade
and the Department for Local Government and
Communities, responsible for fire safety legislation



Housing delivery

Westrninster, like the rest of Londan, faces significant
challenges in ' housing delivery and on a scale which
has not been witnessed for some time.

A key elerment of housing provision is affordable
housing, which is defined by the Department for
Communities and Local Gavernment as follows;

Affordable housing is social rented, affordable
rented and intermediate housing, proviged to eligiple
households whose needs are not met by the market.
Eligipility 1s determined with regard to local incomes
and local house prices. From April 2012 affordable
housing is defined in the Natlonal Planning Policy
Framework (prior to this the definitions in Planning
Policy Staternent 2 apply)

Social rented housing is owned by local authorities
and private registered providers (as defined In
section 80 of the Housing and Regeneration

Act 2008), for which guideline target rents are
determined through the national rent regime. It
miay also be owned by other persans and provided
under equivalent rental arrangements to the above,
as dgreadwith the local authority or with the Homes
and Commurnities Agency.

Affordable rented housing is let by local authorities
or private registered providers of social housing

te households who are eligible for social rented
housing. Affordable Rent is subject to rent controls
that require a rent of no more than 80 per cent of
the lacal market rent {including service charges,
where applicable).

Intermediate housing s homes for sale and rent
provided at a cost above soclal rert, bul balow
market levels subject to the criteria In the Affordable
Housing definition above, These can Indlude sharad
equity (sharaed ownership and equity loans), other low
cost harries for sale-and intermediate rent, but ot
affordable rented housing, Homes that do not meet
the above definition of affordable housing, such as
Tow cost rmarkel’ housing, may not be considered as
affordable housing for planning purposes.

This definition and any updates to it at a national
level will be the guiding principle for defining what
constitutes affordable housing in any scheme. As
part of Westminster's City for All commitments, we
will seek to make these options genuinely affordable
for local residents by ensuring rental levels are based
on ncal Incomes

The masterplan proposals reflect Westminster's
intenticns in terms of housing delivery as fallows:

= There will be a total number of around 1,750 new
hames provided in Church Street, in addition to
the 300 new homes already baing bullt ar in the
plpeling in tha area. That ekceeds significantly the
1,113 new hames proposed in the Edgware Road
Housing Zone

- At least 35% of the new homes will be affordable
in line with the council's intention for this part of
Westminster. The percentage of affordable homes
will be calculated on floorspace as per planning
policy guidance and will need to respond to relevant
planning palicy guidance at the time of application

+  The masterplan will deliver approximately 50%
affordable housing in total in the area'when
taking into aceount the additional new homes and
those that will be re-provided

Cf the new affordable homes it is proposed

that 40% will be for social rent and 60% will be
Intermediate in line with the council's current
views set out In the Direction of Travel Housing
Strategy to better meet demand. The masterplan
Is however flexible to respond to future models
and approaches to the delivery of affordable
housing if and when they emerge

Protections for social tenants and the provision of a
single, local move offer to meet their housing needs

= A comprehensive offer for resident leaseholders

As well as rebalancing the existing housing stock
across the ares, the aim of the master plan s to
create a sense of place which meets the needs of
the existing residents but also creates sustainability
for generations to come; meet the latest quality and
safety standards and planning policles to dellver new
facilities, open spaces, retall and much more; whilst
ensuring that the Church Street programme remalns
viable and gellverable.
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Proposed housing mix

The mix of dwelling sizes to be provided will be
determined by the household needs of existing
Church Street tenants plus the wider housing needs
of households the counell has a duty 1o house: this is
currently approximately 40% 2 bed and 40% 3 bed,
with the remaining dwelling sizes being a mix of 4
bed and 1 bed.

The mix of dwelling sizes in each scheme will be
appraised on a case by case basis. The minimum size
for indaidual flats/houses will meet with the standards
set out in the Mayar's Housing Supplementary
Planning Housing Guidance [Mayor of London SPG
2018). A range of unit sizes will be delivered to meet
housing needs and requirements. It is likely therefore
that social and affordatle units will have larger floor
areas than private units and <o fewer units may be
delivered in these tenures but they will still provide
the required percentage of floorspace.

Consultation with leaseholders and
identifying housing need

The councl will apply the appropriate polices

and legislation an tenants and |easeholdars at

the relevant time within the masterplan delivery
programme, due to the fact that the masterplan
will be delivered in phases and updates may occur
during that time. Current information has been
considered in preparation of the masterplan

The appropriate policy will provide the basis
fordiscussions with leaseholders and tenants
directly affected by the masterplan proposals. The
council will undertake reviews of housing needs

to ensure that the exsting and future needs of its
tenants and leaseholders are fully considered in the
implermentation of the masterplan proposals.

Consultation with commercial
interests

The council will apply appropriate policies and
legislation on commercial interests including third
party freeholds, leasehaolds within council freehold
areas and market pitch licences at the relevant time
within the mastierplan delivery programme, due

ta the fact that the masterplan will be delivered

in phases and updates may occur during that

time, Current information has been considered in
preparation of the masterplan

The council will undertake reviews and engage with
all cormmercial interests affected by the proposals to
seek to negotlate a suitable approach to acqguisition,
replacement or relocation

Acquisition

Although the masterplan largely identifies
opportunities for redeveloprment and renewal which
are in the councll's lreehold awnership there are
residential and commerclal leasehold interasts within
those areas and some other freeholders who will be
affected by the Implementation of the masterplan

The first step In any potertial acquisition will be to
seek to negotlate. If acquisition cannot be agreed
via negotiation, then the council will consider the
need to acquire by compulsory purchase in arder
to ensure thal the camprehensive nature of the
proposed development is not compromised. If there
is a need to consider acquisition by compulsory
purchase, there will need to be a council resalution
to enable this to be progressed. This will only be
considered, and the appropriate resolution saught,
as a last resort and if it Is thought the delivery of the
masterplan is significantly compromised without L

Viability
Viabllity information is reguired as part of planning
submissions for individual scheme proposals. Prior

to that, existing forums for discussing commercially
sensitive information will be utillsed.

Timescales

Each of the masterplan sites has information about
the potential timescales for delivery. This is probably
ore of the most fluid elements of the proposals, as
delivery timescales rely ona wide range of factors
including agreement of a scheme, viability and

the need to ensure vacant possession. As such

a high level delivery programme appendix to the
masterplan will be updated an at least an annual
basis throughout the life of the masterplan and
communicated to local residents accordingly.



Our delivery approach

Westrninster City Council s a significant land owner
Ir the Church Street area and as such wishes 1o
retain a suitable element of control and influence in
the progression of schemes in the area. As such, the
councll will;

+  Carry out detalled due diligenice on all scheme
proposals to ensure that they are fully
understood and can be deliverad

+ Seek partnerships with all sectors to deliver the
best overall scheme and to utillse expertlse from
other sectors to doso

+  Insist on high guality design and delivery
processes including meating all relevant safety
and design standards and adherence to scharmes
such as Considerate Contractors

- Remain invalved In schemes throughout their
development and delivery and beyond however Is
most appropriate

Engaging with the Church Street
community

Westminster City Councll intends to ensure that the
Church Street communlity remains a fundameantal
part of the development of scheme proposals and
that this process (s terative and useful to all parties,
Some of the key elements of that approach will be;

+ Toubhise the Church Streat Futures Group
structure including site and project specific
working groups to ensure that resident, busingss
and community reprasentatives can be engaged
in development processes and can Influence
decision making processes.

- Toengage with schools and youth provision In
the area to ensure that the next generation of
local residents and workers have thair say on the
proposals

+  Toensure the provision of a Regeneration
Hub or similar space throughaout the life of the
delivery pragramme as a first point of contact for
enguiries and engagement

- Tamalntain a regular flow of informatlon to
the Church Street community via newsletters,
electronic materials and by attending meetings
of local resident and community groups as
appropriate

- Torun Meet the Contractor eventsfor all delivery
schemes and ensdre all contractors warking in
the area have clear points of contact and can be
held accountable for thelr activity on site







