
The following Report Back presentation is based 
on that given on the 3rd of May 2016 at St. 
John’s Church in Paddington, West London. Since 
the event, the design has developed to reduce 
the height of the tall building to 21 storeys, as a 
result of feedback from the community.
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Planning Background

February 2016 - Planning application withdrawn
72 storey mixed use tower on Post Office site



September 2012 - Planning approval granted 
25,000m2 - Offices, apartments, shops, restaurant on Royal 
Mail Sorting Office site

Planning Background
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Create Streets 
We can help you make better places 

contact@createstreets.com  
www.createstreets.com 

 
Alternatives to ‘Paddington Place’ (better known as the ‘Paddington Pole’) 

At the end of January, the proposal by Great Western Developments Ltd for the ‘Paddington 
Pole’ was withdrawn. This was a plan for a 72-storey skyscraper designed by Renzo Piano 
next door to Paddington rail station on 0.76 hectares of land on and around the old Royal 
Mail site.  Westminster Council have said they will be working on the new scheme in the 
coming months.  

So Create Streets are running a competition to suggest high-quality alternative 
schemes for Paddington. 

We’re running this competition in a positive spirit of assistance. We think that this site is 
worth thinking about strategically. It is a crucial area of London next to one of the city’s most 
important train stations. It is in close proximity to housing, conservation areas, historic 
buildings and Royal Parks.  

Sir Terry Farrell’s master plan for the site has already shown that streets can deliver 
enhanced volume for the site and sufficient ‘value’ to improve the tube station. Now we want 
to encourage everyone to think actively about how the site could be developed and 
intensified in a popular way. 

Many of our train stations have master plans which take into account the character of the 
wider area and try to make new development sympathetic to it – the recent redevelopment of 
Kings Cross, being just one example. So at Create Streets we believe we need to think 
about the area around Paddington on a larger scale than merely the one site owned by the 
developer behind Paddington Place. We believe this way we can come up with something 
that really benefits everyone. The winning design (and we hope good runners up) will be 
announced publicly and will be used to demonstrate the possibility for this site. 

With that in mind, the site for which we are seeking ideas includes the same Royal Mail site 
on which Irvine Sellar proposed the Paddington Pole, but also the Mercure Hotel building on 
Praed Street, as well as the hospital buildings located within the brown area below.  

We are not proposing the removal of the hospital from these sites. What we are proposing is 
that either through replacement or through the addition of further floors, these buildings 
could, if deemed appropriate in the proposals, be densified and improved, creating more 
overall floorspace on the development as a whole.  

Questions to consider include which buildings to keep, which to add to, which to remove, 
how high to go and whether a public space should be created. The entire site is outlined 
below. 
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Some facts and figures  

Competition Area 

 

Some key numbers (estimated) 

Total GIA in ‘Paddington Place’ proposal 68,722 m2  
Total Area of Mercure Hotel Building (not part of 
‘Paddington Place’ proposal – estimated) 

3,240m² 

Total competition area 1.86 hectares 
Homes in ‘Paddington Place’ proposal (total / per hectare)  329 / 432 per hectare 
Suggested minimum homes in competition (total / per 
hectare)  

329 / 177 per hectare 

Minimum required ongoing hospital use (estimated) 15,600m2 
Suggested minimum GIA in competition proposal 84,300m2 
 
Existing and currently proposed land uses 

 

The Create Streets Competition



The Create Streets Competition

- “the site is worth thinking about strategically. It is a 
crucial area of London next to one of the city’s most 
important train stations”

- “We’re looking for a street-based design that fits in 
with the surrounding streets”

- “Any evidence that the scheme is popular with 
residents, has been worked up with residents....will be 
well received”



The Create Streets Competition

- “It’s got to be viable and be able to support 
improvements to the tube station”

- Suggested minimum building area = 84,300 sqm 

- Suggested minimum building area for St Mary’s 
Hospital = 15,600 sqm 

- Suggested minimum homes = 329
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Join us on 29-30 April & 3 May 2016

‘PADDINGTON PLACE’

COMMUNITY PLANNING WEEKEND
You are invited to the ‘Paddington Place’ Community Planning Weekend to help create a vision for a high 

quality mixed-use development adjacent to Paddington Station

‘PADDINGTON 
PLACE’ COMMUNITY 

PLANNING WEEKEND

2.00pm – 5.00pm 
Friday 29 April 2016

and
11.00am – 3.30pm,  

Saturday 30 April 2016

Venue : 
St John’s Church, Hyde Park 
Crescent , London, W2 2QD

Please drop in for a shor t 
t ime, a few hours or s tay for 
the whole event i f  you can.

REPORT BACK 
OF THE VISION FOR 

‘PADDINGTON PLACE’

7.00pm – 8.30pm 
Tuesday 03 May 2016

Venue : 
St John’s Church, Hyde Park 
Crescent , London, W2 2QD

Ever yone is welcome !

Site Boundary

Venue:
St John’s Church

In Januar y, a proposal for a 72-s torey 
sk yscraper, n icknamed the ‘Padding ton 
Pole’,  was wi thdrawn.  Create Streets , 
an independent research ins t i tu te 
focusing on towns and ci t ies , has 
launched a publ ic compet i t ion to 
sugges t high-qual i t y a l ternat ive 
schemes for ‘Padding ton Place’.

Archi tec t s JTP and Civ ic Voice , the 
nat ional char i t y for civ ic societ ies in 
England , have teamed up to inv i te the 
loca l communi t y and other s wi th an 
interes t in the fu ture of Padding ton 
to par t ic ipate in planning ideas for the 
fu ture of this impor tant s i te and i t s 
re lat ionship wi th the wider area . 
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For further information about the ‘Paddington Place’ Community Planning Weekend, 
please visit jtp.co.uk or contact Charles Campion at community@jtp.co.uk or on 

Freephone 0800 0126730.civicvoice.org.uk

You are invited to the ‘Paddington Place’  Community 
Planning Weekend to help create a Vision for a high 
quality mixed-use development at ‘Paddington Place’, 
next to Paddington Station. 

Background
In January a proposal for a 72-storey skyscraper, nicknamed the 
‘Paddington Pole’, was withdrawn.  Create Streets, an independent 
research institute focusing on towns and cities, has launched a public 
competition to suggest high-quality alternative schemes for Paddington.

Architects JTP and Civic Voice, the national charity for civic societies in 
England, have teamed up to invite the local community and others with 
an interest in the future of Paddington to participate in planning ideas 
for the future of this important site and its relationship with the wider 
area.  

The competition site area includes the Royal Mail site on which Irvine 
Sellar proposed the ‘Paddington Pole’, and also the Mercure 
Hotel building on Praed Street, and the hospital buildings located within 
the indicated area. 

What to expect at the Community Planning Weekend?
The Community Planning Weekend will be an opportunity to share 
local knowledge and contribute to planning the new Vision through 
walkabouts, workshops and hands-on planning groups.  There will also 
be an exhibition explaining the background of the site.  Participation is 
on a drop-in basis - there is no need to pre-register - and you can stay 
for a short while, a few hours or the whole event if you are able to.  
JTP and Civic Voice team members will be on hand to answer questions 
and facilitate the workshops.

Report Back Presentation 
Following the two public workshop days, the JTP led team will analyse 
and summarise the outcomes and draw up a Vision for the site.  This 
will be presented to the local community at 7.00pm, Tuesday 3 May at 
St John’s Church.

The JTP team will then prepare a Vision report for submission to 
Create Streets by the deadline, Monday 9 May.  The winner will be 
announced by Monday 16 May and, in the event of being successful, 
any tangible prize won (yet to be announced) will be donated to Civic 
Voice.

COMMUNITY PLANNING WEEKEND
Friday 29 April, St John’s Church, W2 2QD

2.00pm  Exhibition opens

2.15  Welcome and Introduction

2.20  Site walkabout
   A chance to walkabout the site with JTP
   and Civic Voice team members to see and  
   discuss the issues and opportunities for  
   the site and the surrounding area.

3.20  Refreshment break

 3.30  Hands-on Planning Groups 
    Work in small, facilitated groups to draw out  
    key issues and opportunities for the site and 
    start to plan ideas for the future. 

4.30  Refreshment break

4.40  Reports Back from Hands-on Planning 
   Groups

5.00     Close

Saturday 30 April, St John’s Church, W2 2QD

11.00am Exhibition opens

11.15  Welcome and Introduction

11.20  Workshop – ‘Paddington Place’ Tomorrow
•   What are the local issues?
•   Ensuring an attractive new development  

 and a strong integrated community?
•   Creating positive connections with the  

 surrounding neighbourhood?

Young People’s Workshop
An opportunity for young people to think 
about the site and draw ideas for the new 
development.

12.45pm Lunch break

 1.30  Hands-on Planning Groups and Walkabouts
    Another opportunity to work in small,  
    facilitated groups to plan ideas for the  
    future. Groups may choose to walk to the 
    site to see and discuss opportunities and  
    connections. 

2.45  Refreshment break

3.00  Reports Back from Hands-on Planning  
   Groups

3.30     Close

‘PADDINGTON PLACE’
COMMUNITY PLANNING WEEKEND

Site Boundary

For further information about the ‘Paddington Place’ Community Planning Weekend, 
please visit jtp.co.uk or contact Charles Campion at community@jtp.co.uk or on 

Freephone 0800 0126730.civicvoice.org.uk





Set Up



Team Briefing



Team Briefing



Problems, Dreams and 
Solutions Workshop





“Tourists bring money and vitality – we don’t want 
this to stop!”

Problems



“Is Paddington going to 
become the lack of vitamin 
D capital of the world?”

Problems



“Put the city in context with 
the climate – I want to know 
if it’s spring, summer or 
winter!”

Dreams



“There’s nothing for children – it’s 
all south in Hyde Park – nothing in 
the north!”Solutions



“Where can we go in the summer to get a bit of afternoon sun?....
You sit on the ledge and watch the ambulances go past….” 

“There’s no high street, there’s no cohesion in Paddington!”

“It’s filthy – make it cleaner!”

“It would be tragic if they knocked down the Post Office sorting 
building.”

“We need a village atmosphere!”

“A city shouldn’t just appeal to the young professionals for 10 
years of their lives!”

“We’ve got many squares but you need keys to get in!”

“There should be opportunities to bring living closer to the city 
centre – that’s more sustainable.”



“The trouble 
with this site 
is it’s not big 
enough!”



Walk About





Praed Street





Winsland Mews



Paddington Basin





Hands On Planning



Hands On Planning #1
Paddington Place







Hands On Planning #2
D3
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27%
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“Make it possible 
for the nurses to live 
here – key worker 
housing!”

Hands On Planning #3
Busy to Quiet





Hands On Planning #4
Mosaic









Hands On Planning #5
Paddington Market





Hands On Planning #6
Paddington Polo











“Local communities should be engaged in local developments 
– this process should inform the London Plan.”



1.   Background
2.   Community Planning 

3.  Key Themes
4.   The Character of Paddington
5.   Urban Design Vision
6.   Illustrative Masterplan

Paddington Place



Paddington Place - Community Planning Weekend - Report 

Key Themes

The following key themes represent a summary 
of the views of the participants during the 
Paddington Place Community Planning process.  
All quotes are from community planning 
participants unless otherwise stated.
 



1. A new focal point for Paddington

Paddington is an historic part of London best known for its 
busy rail terminus.  However, it lacks a focal point to give 
it identity and provide amenities and spaces for the local 
community, workers and visitors. The land at Paddington 
Place presents an opportunity, through comprehensive 
masterplanning and development, to provide a new heart to 
the urban neighbourhood, providing a range of uses, places and 
spaces to serve the needs of the local community and others 
who use the area. 

“Paddington can become a place, not just a station!



2. Integrating heritage 

Participants at the Community Planning Weekend recognised 
the opportunity that the redevelopment of Paddington 
Place provides to bring investment to meet the needs of the 
21st century.  However, through careful design the historic 
character and DNA of the area can be integrated - in particular 
participants were keen to see the Sorting Office façade 
retained and saw opportunities for this to provide the front 
door for a cultural, retail and leisure destination.  The use of 
appropriate materials will help tie the area together - people 
didn’t want to see “walls of glass and steel”.

“We can create a modern lifestyle, without ruining traditional 
memories.”



3. New station gateway

Currently, the Praed Street entrance to Paddington station is a 
rather poor, hidden and unbefitting the status of this important 
terminus.  There is an opportunity to open up a high quality, 
active public space outside the station entrance to create an 
appropriate sense of arrival.  The new space would incorporate 
the ramp down with integrated steps and, by removing sections 
of the dividing wall, form one space with London Street and 
open up views to the historic building facades fronting the 
space.

“Open up the ramp into the station – make a proper 
entrance!

 



4. Quality public realm

Paddington Place is a busy, congested, run-down area with a significant and 
dangerous pinch-point at the top of the ramp at the Pread Street / London 
Street junction.  Participants longed for the improvement around Praed Street 
/ London Street and the provision of more pedestrianised routes and spaces 
with café life, which would disperse pedestrian flows and provide commercial 
opportunities. Calm public spaces could be provided as part of a coordinated 
regeneration of the area with public art, fountains and greening.

“We can create a new pedestrianised public realm, with cafes 
spilling out onto the streets.”“



5. Mixed uses including housing

Paddington Place should not be dominated by corporate 
development or global chain outlets.  It should include a 
balanced mix of day and evening uses, integrating old and new 
character, community and commercial amenities, varied public 
spaces and routes.  There should be a range of housing for a 
variety of people, including affordable and key worker housing.  
The new development should be pedetrianised and provide for 
a slow, calm “village” heart for Paddington.
 

“It’s a transient community; we want more housing so families 
can grow.”



6. Local community

There has always been a local residential and business 
community in Paddington and sometimes they feel undervalued.  
Residents appreciate the importance of getting the right 
balance between the needs of travellers, the local economy 
and residents.  Paddington Place should be planned with a 
mix of uses to serve the local and visiting communities with 
high quality management and maintenance of the public realm.  
The possibility of providing subsidised workspace should be 
explored.
 

“Don’t forget the local community – people live here!”



Paddington Place - Community Planning Weekend - Report 

7. St Mary’s Hospital

St Mary’s Hospital is an important local institution providing 
jobs and health services across a wide area. However, some 
of the accommodation is in need of modernisation and the 
associated public realm is cluttered and of poor quality.  The 
comprehensive redevelopment of Paddington Place should 
benefit the hospital, improve movement in and around the 
hospital and provide public spaces and facilities that can be used 
by staff and patients. 

“Our department needs a new modern building, something 
better than we have now!”



8. Getting about

Paddington Place occupies a pivotal location in the area 
connecting the hospital, the station, residential areas, the canal 
and Little Venice.  A comprehensive redevelopment could 
help redistribute pedestrian movement, allow better vehicular 
access to the hospital, including moving ambulances away from 
London Street, and make better connections to the mainline 
and underground stations and the canal.  Importantly, this 
redistribution of footfall could create significant commercial 
opportunities at Paddington Place - a new heart for Paddington.

“It will be active around the station and quieter around the 
corner.”  



9. Praed Street

Although full of viable businesses serving various markets, 
Praed Street is seen as run down, dirty and congested.  The 
Paddington Place redevelopment provides opportunities for 
regeneration and to divert pedestrian movement away from 
pinch points.  Widening the street by the former Post Office 
would provide more space for bus stops and taxi set down and 
thereby reduce congestion. 

“It needs beautifying – Praed Street is an ugly street!”



10. Comprehensive masterplanning with 
community participation

The development of Paddington Place should happen in a 
coordinated manner for the benefit of the whole community.  
Rather than being subject to speculative planning applications, 
it should be plan-led and site owners, developers should 
know the constraints of development, which are reflected in 
realistic land values and allow for mixed development, including 
affordable housing, in a scale and form appropriate to the 
locality – this plan-led system should not be overly prescriptive 
but open to community determination.

“Representative democracy is one thing but participatory 
democracy is the real thing!”


