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0.1 - This Supplementary Planning Document has been produced to 
set out the key principles which will facilitate the redevelopment of the 
South Grove Area (incorporating South Grove, Brunner Road and St 
James Street areas) of Walthamstow Town Centre prior to any review 
of the Council’s Local Plan.

0.2 - The document focuses on the above opportunity areas as 
included in the Walthamstow Town Centre AAP. It seeks to provide 
further detailed design guidance to implement the stated vision / 
objectives and the following key policies:

·          WTC2 (Housing Growth)
·          WTC6 (Transport Improvements)
·          WTC9 (Design and Place Making)
·          WTCOS15 (South Grove) & WTCOS16 (Brunner Road Industrial  
 Units), WTCOS17 (St James Car Park), WTCOS18 (St James   
 Street Health Centre) 

0.3 - Whilst the Walthamstow Town Centre Area Action Plan (AAP) was only 
formally adopted by the Council in October 2014, it was based on material 
submitted to, and examined by, the Planning Inspectorate at the end of 
2013. Since this time, a number of factors have contributed to the need to 
revisit the Council’s approach to this part of the town centre, namely:
 
• Increased housing targets - the Council’s new housing strategy “Building 
for the Future: Delivering Housing for Everyone in Waltham Forest” sets 
ambitious plans to exceed the Mayor’s Housing Target and provide 2000 
new homes each year. There is therefore a need to reconsider the role of 
remaining opportunity sites in meeting this target.

• Changing retail trends - there is a growing understanding that falling 
profits means that large supermarket chains are reluctant to build new large-
format flagship stores. Emerging evidence from retail consultants working 
on behalf of the Council indicates a consumer shift away from the ‘weekly 
shop’ towards more frequent trips to smaller stores.  This means that in 
the future convenience retail needs are more likely to be met by smaller 

INTRODUCTION
neighbourhood stores serving a smaller catchment, rather than large town 
centre or edge of centre supermarkets. 

• mini Holland - the Council has now been awarded £27million by 
Transport for London to implement the mini Holland Programme; a 
programme to improve cycling infrastructure and encourage more cycling 
within the borough. This shift of focus towards more sustainable travel 
choices, when aligned to changing retail patterns, indicates a need to 
move away from large edge of centre supermarkets that inevitably attract 
a significant amount of trips by private car.

Developers will be expected to apply the updated design principles 
set out in this document.
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1 CONTEXT
This chapter sets out the background to the South Grove / St James area. It 
starts by locating the site area within the context of Walthamstow town centre 
and by pointing out relevant policy and initiatives that have informed the 
subsequent document. 

Following this, it provides an overview of the use and activity; transport; site 
description; existing constraints, and latent assets and opportunities affecting 
the site. 

The chapter concludes by introducing the main aims and objectives for the 
South Grove / St James area. 
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1.1.1 - The St. James / South Grove 
area has been identified as a significant 
opportunity area within Walthamstow 
town centre. It is located to the south 
of the railway line between St James 
Street Station and Walthamstow Central 
Station, as shown in the drawing to 
the right. It is bounded by the railway 
line, South Grove and St. James Street. 
It is defined by being a collection of 
adjoining opportunity sites that create a 
larger overall region where it would be 
beneficial to co-ordinate change.

1.1.2 - The opportunity sites that make up 
the South Grove area are identified below 
and on the aerial photograph on the right:

A. The former St. James Street car park.
B. The Health Centre site.
C. The Brunner Road industrial area.
D. The South Grove car park.
E. Brunner Road north west quadrant and 
former pub site (longer term opportunity 
sites).

1.1 LOCATION

A

E

B

C

D
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A. POLICY

B. INITIATIVES

C. GUIDANCE
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1.2.1 - As well as the immediate physical 
context and parameters of the site, 
development at South Grove will need to 
address a broad context spanning across 
planning policy, ongoing infrastructure and 
public realm initiatives, as well as design 
guidance. 

1.2.2 - These relevant documents - amongst 
others - are set out here.

A. Various documents set out the planning policy 
framework for considering future development in 
the area.

B. A number of initiatives to improve the public 
realm are currently underway.

C. There are a series of documents establishing 
guidance for key development opportunities in 

1.2 POLICY & INITIATIVES

https://www.walthamforest.
gov.uk/Pages/Services/
Planning-Local-Development-
Framework.aspx

Walthamstow St James Townscape Heritage 
by Project Centre

Urban Design Supplementary 
Planning Document

Inclusive Housing Design 
Supplementary Planning Document

Proposed mini Holland cycling network 
by Various

https://www.walthamforest.gov.uk/
pages/servicechild/aap-walthamstow.
aspx

http://www.walthamforest.gov.
uk/pages/services/planning-
conservation-areas.aspx

Adopted February 2010

Urban Design
Supplementary Planning Document

Inclusive Housing Design

Supplementary Planning Document

abcdeAdopted 11 May 2011
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Figure 8.1 Walthamstow Town Centre - Proposals Map

31Planning Policy & Regeneration - London Borough of Waltham Forest

Walthamstow Town Centre Area Action Plan - Adoption Version (October 2014)

Walthamstow Town Centre Area Action Plan

1.3.1 - The anticipated scope of development 
and change across Walthamstow town 
centre means that South Grove finds itself 
in an emerging context - indeed, the site’s 
scale and potential means that it presents an 
opportunity to play a major role in shaping 
this emergence, providing a stronger sense 
of place and purpose in what is currently an 
ill-defined territory.

1.3.2 - The drawing on the right builds upon the 
Walthamstow Town Centre Area Action Plan 
to illustrate a potential scenario for how this 
emerging town centre context may take shape - 
in terms of use and activity.

1.3.3 - Whereas the current AAP designates the 
South Grove area as a key area for both retail 
and commercially led development, on the basis 
of the issues identified in the introduction it is 
envisaged here as an opportunity for housing 
led mixed use development. 

1.3.4 - Scope exists for community 
infrastructure uses to be provided throughout 
this area of opportunity, however, it is 
suggested that an area of focus for community 
infrastructure is established around a north-
south link between the High Street and 
Markhouse Road, as explored in the material 
that follows. 

 

1.3 USE & ACTIVITY
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MINI HOLLAND

1.4 TRANSPORT
1.4.1 - The drawing on this page illustrates 
a potential strategy for improving the public 
transport network around Walthamstow 
town centre. 

1.4.2 - This drawing is illustrative and does not 
represent  proposals for the broader town centre - 
however, it is useful in highlighting how the future 
development of St. James / South Grove area 
could fully integrate with the proposed mini-Holland 
scheme, as well as improved connections to the 
railway, bus stations, and green links.
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1.5 SITE DESCRIPTION
1.5.1 - The St. James / South Grove area is 
separated from the High Street (to the north) by 
the railway, and from a hinterland of generally 2/3 
storey residential neighbourhoods (to the south 
by South Grove street/boundary. The substantial 
council car park at South Grove along with the St. 
James Street car parks are no longer required for 
that use. 

1.5.2 - The St James area in the West is inhabited 
by small scale industrial warehouses, the health 
centres and a fragmented street terrace (with 
shops located on the ground floor) facing on to St. 
James Street itself. This gives this area a more 
intimate feel when compared South Grove in the 
East. This area is dominated by large warehouses 
and an under-used car park.

1.5.3 - In placemaking terms the most relevant 
qualities of the area relate to the connections to the 
High Street and the nature of its edges - from the 
mature plane trees that line the railway edge; to 
the landscape character of the South Grove edge; 
to the grain of historic frontage buildings along St. 
James Street. 

HIGH STREET

HIGH STREET

SOUTH GROVE

S
T. JA

M
E

S
 S

TR
E

E
T

WEST: ST JAMES EAST: SOUTH GROVE

SOUTH GROVE / ST JAMES SUPPLEMENTARY PLANNING  DOCUMENT 10



S

T

 

J

A

M

E

S
 

S
T

R
E

E
T

 

?
?

?

!!!

??
H

I

G

H

 

S

T

R

E

E

T

A

B 

B 

C

E

D

F

G

COURTNEY PLACE LINK

WILLOW WALK LINK

H

1.6 CONSTRAINTS
1.6.1 - These next few pages set out the 
constraints, assets and opportunities that exist 
across the site, followed by a summary of the 
resulting aims and objectives for the area. 

1.6.2 - This particular page begins to establish the 
key physical constraints that should be considered 
when approaching future development across the 
site:

A. Railway severance.
Network Rail safeguarded zone shaded orange along railway 
line edge.

B. Connections to the High Street.
Limited and poor quality links - lacking visibility, legibility and 
with poor quality associated public realm.

C. South Grove.
Site subject to previous major development application no 
longer being implemented.

D. Sewer alignment. 

E. Dominant highway.

F. Existing and future uses. 
Current condition has low intensity uses on major sites within 
the town centre that have potential for more intensive use / 
development  - however, retention of employment functions 
within any future development to be considered.

G. Fragmented building frontage along St James St

H. Existing electrical sub stations to be considered
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1.7 ASSETS & 
OPPORTUNITIES
1.7.1 - There are many latent assets and 
opportunities across the site - which future 
development should 
seek to embrace and take advantage of:

A. Collection of major sites - in relatively low 
intensity use - forming significant development 
opportunity within town centre 

B. Proximity to High Street - provides scope to 
integrate new development into broader town centre 
context.

C. Distinctive local character - heritage assets and 
transport links contributing to distinctive character of St 
James’ St Hub.

D. Street frontage ‘repair’ -  opportunity for new 
development to reinforce sense of place through re-
establishing street frontage.

E. Courtney Place + Willow Walk - scope for better 
links to high street 

F. Parkland swathe - opportunity for existing park 
fragments and mature trees to inform ‘gateway’ 
treatment of South Grove site boundary and highway.

G. Mature line of trees along railway edge- 
opportunity for landscaped passageway between 
development and railway
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1.8 AIMS & OBJECTIVES
1.8.1 - This page establishes the key sitewide aims 
and objectives that have been arrived at as a result 
of the analysis in this chapter.

A. CO-ORDINATED DEVELOPMENT
Ensuring that development within the South Grove 
St. James area is co-ordinated by collectively /
collaboratively defining a plan that then allows 
proposals for individual sites/owners to bring forward 
sites flexibly. 

B. DEFINING A UNIFYING MOVEMENT NETWORK:
Dealing with permeability across the deep site and 
various ownerships including the key N-S connection

C. ST. JAMES’ STREET QUARTER: Examining 
possibilities for knitting into the historic grain along St. 
James’ Street and the High Street through infill and 
intensification.

D. NEW NEIGHBOURHOOD 
Definition of a new urban structure to underpin high 
quality, well integrated and characterful development 
with a strong ‘sense-of-place’. 

A

B

B

B

C
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2 KEY PRINCIPLES
This chapter builds upon the analysis in chapter 1 in order to propose key 
principles that may inform and guide future development across the site. These 
principles include site definition (including key constraints), movement, use, 
scale / massing, character and the public realm.
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Assumed Retained Area outside the assumed site 
boundary, but with scope for 
future development

Assumed Site Boundary

Site/ownership boundaries

Sub-Stations

Sewerrailway offset

2.1 SITE DEFINITION
2.1.1 - Comprehensive re-development will need 
to operate within a series of constraints and 
established features that effectively define the site 
and parcels within it. 

• Some buildings / plots / features are assumed to 
present fixed constraints (including existing trees 
to the north and south east of the site). Although 
the sites that form the north-west quadrant of the 
Brunner Road could form part of comprehensive 
regeneration in the future, this is considered unlikely 
in the short to medium term - as reflected in the 
material that follows.  

• Development will also need to take account of a 
series of other physical site constraints - such as 
an existing sewer, limits on development adjacent 
to the railway, and a series of existing electrical 
substations.

• Portions of the site are in different ownerships - i.e. 
there are a number of buildings/plots, some of which 
may or may not be developed.

Delivery Approach

2.1.2 - The SPD has been established to allow delivery 
by existing owners. In some cases this will require 
cooperation across ownerships. Joint ventures with 
other entities or outright sale of individual components 
are also possible, and would be encouraged where 
this can advance the redevelopment process more 
rapidly and develop the area more comprehensively.

2.1.3 - It is also anticipated that new joint venture 
entities may be formed among existing owners, 
or successor ownership arrangements may be 
established. In the event current owners, or successor 
entities, are unable to deliver the development set out 
in the SPD, the Council reserves the right to use its 
powers to enable, advance or secure delivery.
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2.2 MOVEMENT
2.2.1 - The drawing and text on this page 
summarise the key movement principles that 
should be incorporated into future proposals.

• Proposals should seek to define a legible and 
permeable street network, including both a North-
South pedestrian and cycle route from Markhouse 
Road to Courtney Place through the site and via the 
existing rialway underpass, and an East-West street/
way linking Queens Road Station and St James’ 
Street Station

• Public realm / streetscape improvements to 
strengthen connections and improve quality of 
environment

• There is an opportunity to co-ordinate proposals with 
HLF work to St James’ Street

•  Proposals should successfully integrate with the mini 
Holland network and other sustainable transport 
infrastructure

• A quiet interior in which the pedestrian / cyclist 
are given priority would provide relief from the car 
dominated vicinity 

• Proposals should seek to provide strong connections 
with both the train and bus stations.

QUIET PEDESTRIAN / 

CYCLE INTERIOR

Public realm / streetscape improvements to 
strenghten connections and improve quality of 
environment

Key cycle route

Car access (cul de sac) 

Car access (controlled) Key pedestrian route
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2.3 USE
2.3.1 - The area covered by this document comprises 
four separate sites in the adopted AAP, namely 
WTCOS15: South Grove, WTC016: Brunner Road 
Industrial Units, WTCOS17: St James Street Car Park, 
and WTCOS18: St James Street Health Centre. The AAP 
sets out a variety of appropriate uses for different land 
parcels, along with indicative development targets. 

2.3.2 - Taken together, appropriate uses include:

• Retail (Use Class A1)
• Residential
• Commercial (i.e. new fit for purpose B1 floorspace)
• Live/ Work units
• Social infrastructure (including health centre)

2.3.3 - Broadly speaking, all of these uses remain 
acceptable in principle, and may also be supplemented 
by restaurant and café uses (Use Class A3) in appropriate 
locations. 

2.3.4 - For the reasons set out in the introduction, the 
expectation is now for a residential-led rather than retail-
led scheme to be developed in this area. Where provided, 
retail uses should be of a ‘local scale’ reflecting changing 
consumer patterns, with minimal car parking provision. 

2.3.5 - The incorporation of other uses listed above will 
help ensure a sustainable, place-making approach to the 
comprehensive redevelopment of the site that helps secure:

• active frontages to key routes through the site;
• improved safety and security of the area;
• improved health facilities to local residents;
• an intensified employment offer; and
• a vibrant mix of uses, ensuring the sustainability and 
success of the area for the future.

2.3.6 - Care will be needed in terms of the nature and location of 
commercial units to ensure these are compatible with new residential and 
respond to market needs. In line with emerging employment patterns, 
start–up business units and shared workspace models are anticipated as 
opposed to traditional light industrial/ warehouse space.

2.3.7 - Car parking provision will be considered against adopted Local Plan 
policies.

2.3.8 - It is intended to re-provide an expanded health centre and 
community infrastructure on the South Grove site - which could be located 
in a series of potential locations as shown above.

New Residential Option for New 
Residential

Active Retail / 
Community (incl. 
Health Centre)

The drawing above illustrates the proposed distribution of uses across the site

Potential to integrate 
employment uses. Location 
subject to detailed analysis

potential health 
centre locations
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2.4 COMMUNITY 
INFRASTRUCTURE
2.4.1 - There is significant provision for high quality 
education in the area around South Grove.  Excellent 
local primary schools in close proximity include 
but are not limited to: South Grove, Barncroft, 
Edinburgh, St Saviour’s, St Patrick’s, Mission 
Grove, Stoneydown and Coppermill.  In addition to 
the existing provision a number of schools have 
expanded, and investment will continue in order to 
address the needs of current and future families. 

2.4.2 - To ensure a good quality education is continued 
beyond primary school over £25m has been invested 
by Waltham Forest Council in a new building for an 
expanded Willowfield Humanities College secondary 
school to boost the capacity at secondary level and 
provide additional places in a high quality building from 
2015. Both Kelmscott and Willowfield provide high quality 
education for local young people at secondary level.

2.4.3 - Leisure facilities and helping residents stay 
healthy are a major focus for Waltham Forest and the 
recent mulit-million pound investment in Walthamstow 
Leisure Centre should complement any development at 
South Grove.

2.4.4 - There are three health centres in the immediate 
South Grove area: Brunner Road, St James Street 
and The Firs.  This masterplan considers the future 
healthcare provision for the area to accommodate 
additional capacity and provide better quality facilities 
to meet the needs of the community - especially people 
with additional and more complex needs. Providing a 
new and expanded, fit for purpose health centre is a key 
priority for the regeneration of the area. The loss of any 
existing health facilities will only be supported where this 
re-provision is secured. The provision of public amenities 
such as public toilets will also be encouraged in new 
developments, where appropriate. Proposals for Willowfield Humanities College
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* *

2.5 SCALE/MASSING
2.5.1 - This section outlines principles relating 
to scale and massing. Massing refers to the 
combined effect of the arrangement, volume and 
shape of a building or group of buildings. Massing 
plays a central role in establishing the scale and 
character of spaces and places in towns and cities.

2.5.2 - The points below map out the key massing 
principles for the South Grove site, in response 
to the different conditions, opportunities and 
constraints:

• The scale and height of buildings in the St James 
area should integrate with the existing St. James 
Street stock.

• Massing should establish a street scale along the 
various streets in the St James area.

• Within the South Grove area there is an opportunity 
for a strong edge to be established along South 
Grove and the railway line.

• There is an opportunity for height along the streets in 
South Grove.

• There are opportunities for buildings within the South 
Grove portion of the site to play a ‘landmark’ role in 
denoting key connections with the surrounding public 
realm and the High Street, and fostering focal points 
of activity or movement. Although it is important 
that buildings in these locations integrate into the 
broader urban and architectural design of future 
development, they also have the scope to satisfy this 
landmark role through carefully considered use of 
scale, disctintive character and public facing uses. 

STRONG EDGE

STRONG EDGE

opportunity for larger 

scale buildings

street scale

LANDMARK
BUILDING?

LANDMARK
BUILDING?

*
SOUTH GROVE

ST JAMES

LANDMARK
BUILDING?

more defined park

m
ore defined park

SCALE / GRAIN 
INTEGRATED WITH 
EXISTING ST JAMES 
QUARTER BUILDINGS
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The block layout shown in this diagram is intended 
to illustrate a difference in the proposed urban 
grain and character of the areas either side of the 
central north-south route rather than prescribing a 
particular block arrangement.

The above image captures the intimate streets and spaces which make up the St. James Quarter, 
The view is looking west from the heart of the site. 

The above image illustrates the new residential neighbourhood along South Grove, also depicting the 
the existing terraced housing on the right and new coherent landscape in the foreground.

2.6 CHARACTER
2.6.1 - The development and reinforcement of two 
distinct characters are proposed:

•  The St. James’ Quarter in the West, which builds 
on the grain and fabric of historic frontage to St. 
James’s Street 

• the South Grove area in the East, bounded by 
landscape elements and relatively remote from/
discontinuous with the surrounding urban fabric 

2.6.2 - In addition, the creation of a rich range of 
street environments and open spaces will provide an 
appropriate balance of public and private open space.

2

1

1

2
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2.6 CHARACTER - ST JAMES QUARTER

Medium - scale massing with high quality design which draws upon rich brick 
context. Fine, permeable urban grain and a tight street scale.
Anne Mews, Barking, by AHMM

Merge proposals with existing context, 
including infill to St James St. 
New Housing and Gallery, Portobello, by 
Meadowcroft Griffin

Active Frontages and robust detailing
Ijburg Bloc 4, Amsterdam, by Macreanor Lavington

2.6.3 - The precedents below have been assembled 
in order to suggest the ingredients and qualities - 
in terms of built form and urban grain - that might 
combine to establish an appropriate character for 
the St James Quarter.
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2.6 CHARACTER - SOUTH GROVE

New residential neighbourhood
Adelaide Wharf, Hackney, by AHMM

Active frontages, at an intimate scale 
William Street Quarter, Barking, by AHMM

Wide, landscaped streets 
Vivo, Mile End, by Levitt Bernstein

Opportunity for taller focus 
buildings 
Camley Street, Kings Cross, by 
AHMM

High quality required 
to support scale of 
development 
Saxon Court and 
Roseberry Mansions, by 
Macreanor Lavington

More expansive urban grain and larger massing
Dreywood Gardens, Havering, by Penoyre & Prasad

Urban blocks are breached by internal courtyards 
Coin Street, London Southbank, by Haworth Tomkins

Greater articulation to corner blocks 
The Gardens, Stamford Hill, by Penoyre & Prasad 

Attentive and robust detailing that draws 
upon rich brick context 
So Stepney, Tower Hamlets, by Levitt 
Bernstein

2.6.4 - Similarly, the precedents on this page map 
out the scale and qualities of buildings, private 
open spaces and public realm that could combine 
to characterise the South Grove neighbourhood.
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New public square to become the focus of the 
neighbourhood
Barking Town Square, by Muf Architecture/Art

New cycling infrastructure to be delivered as part of the mini-Holland 
scheme.

Street furniture / features promotes inhabitants 
use of the public realm 
Triangle, Swindon, by Glenn Howells

Hierachy of streets 
Claredale Street, Cambridge Heath, by Karakusevic Carson

New buildings (and their various scales) 
create an edge which frames and 
foregrounds the public realm
St Andrews Block B, Bromley-by-Bow, by 
Macreanor Lavington

Streets become the inhabitants’ front 
garden, creating a sense of place and 
community 
The Gardens, Stamford Hill, 
by Penoyre & Prasad

2.7 PUBLIC REALM
2.7.1 - The precedents below suggest an 
appropriate character for the key public realm 
spaces across the site.
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3 ILLUSTRATIVE 
MASTERPLAN
The following illustrative masterplan has been produced as an example 
of how the principles described in the preceding sections might be 
interpreted and deployed across the site.
 
It is not intended to be prescriptive in its detail - alternative solutions may 
be able to deliver the key design principles outlined for the area. Instead, 
this illustrative solution should be seen as an initial investigation into 
how the site may be developed in the future, and as a potential starting 
point for further proposals.
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SITE A

SITE B

SITE D

SITE C

3.1 PLOT GRAIN 
/ OWNERSHIP 
PARAMETERS
3.1.1 - The grain of existing land 
ownership and an existing network of 
routes, forms an important context for 
future change within the area.

• The existing grain of plots varies from 
the large-scale consolidated South 
Grove plot to the east, to the much finer 
grain of small-scale plots to the west.

• The illustrative masterplan seeks to 
work within these existing boundaries 
to ensure that phased / incremental 
delivery of the masterplan is feasible.
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4.5.1 CONNECTIVITY + MASSING

Active frontages along 
entire length of road and 
intersection in middle of 
site. Diagonal boulevard 
emphasises relocated 
health centre. Bycity + pub 
retained.

Active frontages along both 
sides of entire road and 
intersection in middle of 
site. Centralised E-W route 
creates mid-sized massing 
blocks to north and south 
of road with private interior 
communal courtyards (less 
efficient block typology). 
Bycity + pub retained.

Maintaining line of sight 
though not directly linking 
site to Markhouse road 
junction with South Grove. 
Bycity + pub retained.

Direct line of sight 
maintained down entire 
length of road with 
active frontages only on 
the southern edge. All 
development to the south 
and landscaping on the 
northern edge. Bycity + pub 
not retained.

Staggererd through route 
opens up to centralised 
public square with new 
health centre on prime 
corner. Bycity + pub 
retained.

Staggererd E-W routes open 
up to centralised public 
square with new health 
centre on prime corner. Slim 
development to north of 
block creates ‘edge’ to the 
rail line, with larger courtyard 
blocks to the south (most 
efficient block typology). 
Bycity + pub retained.

Routes

Active frontages

Illustrative 
building massing

Active frontages along 
entire length of road and 
intersection in middle of 
site. Diagonal boulevard 
emphasises relocated 
health centre. Bycity + pub 
retained.
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Active frontages along both sides of 
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of site. Centralised E-W route creates 
mid-sized massing blocks to north 
and south of road with private interior 
communal courtyards (less efficient 
block typology). Bycity + pub retained.
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Bycity + pub not retained.
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Staggererd E-W routes open up to 
centralised public square with new 
health centre on prime corner. Slim 
development to north of block creates 
‘edge’ to the rail line, with larger 
courtyard blocks to the south (most 
efficient block typology). Bycity + pub 
retained.

3.2 MOVEMENT NETWORK
3.2.1 - The grain of land ownership and existing routes begin to 
establish an implied movement network across the site, with a 
finer grain of routes connecting into St James Street.

• An East-West route will help tie the proposed developments 
together

• A North-South route - connecting Courtney Place and Markhouse 
Road - is a central and essential part of this network.
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Mini Holland proposed cycle 
routes

Public realm improvement 
zones:

1

DELIVERY + PHASING
The red outlines on the plan above relate to the main development parcels - 
demonstrating that the illustrated masterplan allows for plot-by-plot delivery as it 
respects the existing land ownership boundaries. 

While the masterplan shows the existing Pub/Bycity parcel in its current form/
use - a potential situation that the masterplan allows for - these sites might also 
be redeveloped.

- St James HLF townscape improvement

- Markhouse Road junction calming

- South Grove pedestrian crossing

- Railway underpass high street 
connecting passage way

1

2

2

3

3

3

4

4

3.3 MASTERPLAN OVERVIEW
3.3.1 - The illustrative masterplan presented alongside 
builds upon the principles established on the previous 
page:

• A key north-south pedestrian route - connecting Markhouse 
Road to the High Street via Courtney Place - forms a 
central focus of the masterplan.

• This will be a pedestrian rather than a vehicular route - but 
it should be given a primary spatial quality - with buildings 
fronting onto it and active frontages - in recognition of its 
strategic significance in improving north-south permeability.

• To the west, a fine grain of routes is established by smaller-
scale building plots that respond to the existing grain of 
ownership and network of routes.

• This is a highly permeable urban structure which forges 
strong connections westwards to the high street context of 
St James Street, and has scope to develop into a distinctive 
quarter which builds upon the qualities of the historic fabric 
to which it relates.

• This urban grain also offers the possibility for a strong 
relationship between the new development and the station 
- turning what is currently a ‘back’ along the railway tracks 
into a new ‘front door’ to the St James / South Grove 
neighbourhood.

• To the east, the masterplan proposes a series of larger-
scale courtyard blocks - providing a clear delineation 
between public streets and private communal courtyard 
gardens.

• The relationship to the railway line is managed to ensure 
that there is no public open space along the edge to the 
railway embankment - with this instead being private 
gardens to houses / flats which form a normal street 
running east-west.

Potential 
health centre 
locations
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WEST
• Buildings generally lower in relation to, 

and in scale with, existing streetscape 
settings - helping to create coherent 
identity to St James St

• More scope for greater height in sites 
which are remote from existing street 
frontages

EAST
• Varied building heights - to be developed with respect to 

final block structure / layout
• Varied approach to massing intended to achieve spatial 

quality and sense of place within high density

Lower buildings on south side 
of courtyard blocks to provide 
good sunlighting to courtyards 
and establish dialogue with 
smaller-scale existing context

Tall building at end of north-
south pedestrian link to aid 
legibility of public route and 
help to provide overlooking

Higher buildings along 
railway edge to frame 
end of north-south 
roads

3.4 MASSING PRINCIPLES
3.4.1 - Key massing aspects of the illustrative 
masterplan are described alongside. The work 
within this document is intended to establish 
key spatial principles and hierarchies. It is 
anticipated that the framework illustrated would 
become the basis for further design testing and 
development by others in due course.

3.4.2 - APPROACH TO MASSING

• To the west, it is proposed that massing parameters 
are established which work between the smaller-
scale existing context of St James Street, and higher 
density / taller buildings towards the centre of the 
masterplan area.

• To the east, there is scope for a range of massing 
strategies to work within the perimeter block 
structure established.

• The illustrated masterplan suggests a series of 
possible principles:
• Lower building heights on the short sides of the 

courtyard blocks to allow daylight/sunlight into the 
courtyards and provide a sense of openness.

• Storey heights typically ranging between 3-8 
storeys. Some marginal increase in heights above 
this level may be appropriate towards the eastern 
end of the South Grove site, subject to robust 
analysis and exemplary quality of design.

• This approach establishes a varied profile to the 
street frontage along South Grove - helping to 
mediate between the existing small-scale context 
to the south, and the higher scale / density of the 
new development.

• Within this general approach, taller buildings might 
be established in particular locations - including 
the eastern end of the South Grove site where it 
addresses the landscape space formed adjacent 
to the connection beneath the railway.

• There might also be scope for taller buildings 
which address the north-south link to promote 
legibility and activity.
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NEW PUBLIC SQUARE - shared 
surface spaces activate corner of 
retained pub block + provide a public 
‘hub’ connecting the new quarter to 
the station + St James Street

KEY NORTH-SOUTH PEDESTRIAN ROUTE 
linking Markhouse Road to the High Street - with 
scope to integrate small-scale public amenity 
spaces

NEIGHBOURHOOD 
STREETS with front gardens 
to either side, on-street 
car parking + small-scale 
communal amenity spaces

EAST WEST ROUTE - generous and clear street with higher 
level of vehicle priority than neighbourhood streets and north-
south link. Integrates east-west cycle links / mini Holland. 
Adjusts to suit scale of surrounding urban setting - i.e. broader 
within South Grove portion of the site than St. James quarter. 

GENEROUS ‘PRIVATE’ 
COMMUNAL COURTYARD 
GARDENS within the 
interior of the blocks

LANDSCAPED 
‘THRESHOLD’ 
SPACE as part 
of potential wider 
Willow Walk link 
improvements

1

2

3

6

4

5

3.5 LANDSCAPE / PUBLIC 
REALM PRINCIPLES
3.5.1 - Key proposals landscape / public realm 
include:

• The public realm to the west comprises a fine grain 
network of routes between small-scale building plots.

• It is envisaged that these spaces would take on 
the character of shared surface lanes / yards - 
establishing an intimate scale and character with strong 
connections to the historic high street context to which 
it relates.

• To the east, the illustrative masterplan proposes a 
series of clearly defined streets.

• It is suggested that the north-south streets might take 
on a particular and distinctive character - combining 
areas of on-street car parking with communal activity / 
play spaces which provide a traffic calming and place-
making function.

• The north-south pedestrian link which connects 
Markhouse Road to the High Street should have a high 
quality public realm approach which responds to its 
significance.

• Opportunities to find active public spaces that work 
within this network - such as a local playspace or 
pocket park - should be explored to help support the 
development of a well-used and popular piece of public 
realm.

• Opportunities for the integration of Sustainable 
Drainage Systems (SuDS) should be explored.

• Opportunities for the integration of public art and 
community gardens should also be considered.
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Existing view - looking north-east along South Grove, adjacent to 
existing pocket landscape space

Landscape character of South Grove strengthened / 
intensified - retained existing and/or new trees on north 
side help to create coherent parkland / grove character and 
existing road suppressed 

Houses / maisonettes with front doors onto the street - 
providing a normal street condition with a sense of activity 
and ownership

Strong public realm / landscape character to North-South 
streets - encouraging integration of new development with 
existing

Varying profile of new buildings - including ‘townhouses’ 
fronting onto South Grove - helps to mediate between scale 
of existing context and new higher density development

Landscaped roof terraces to provide amenity space and 
visual asset which reinforces the landscape character of 
South Grove.

1

2

3

4

5

Illustrative view showing the potential transformation in the spatial character of the street - with major new development supported 
by complementary landscaping to reinforce the landscape quality of South Grove

3.6.1 - Along South Grove the objective should be 
to seek to reinforce and strengthen the existing / 
latent landscape character of the street. 

• New developments to the north of the road should 
contribute to this through the detail of the interface 
between buildings and the public realm of the street 
- with additional tree planting and other landscaping 
to complement the existing mature trees.

3.6 LANDSCAPE / PUBLIC 
REALM PRINCIPLES
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