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A Public Exhibition

March 2011

We have set out here our plans for The Garden at New Covent Garden 
Market and our designs for each element of the site.

The designs are not yet fi nalised and we do want your further comments 
before we submit a planning application to Wandsworth Council. Once this 
application is received by the Council, they will also carry out their own 
consultation before deciding whether or not to grant planning permission.

Please use the comments card provided which you can leave with 
us here today or post back to us for free. Or you can email us at 
thegarden@cgma.co.uk.

All comments received will be shared with the design team and included 
in the Statement of Community Involvement which will be submitted with 
the planning application.

Many thanks for reading this booklet.

If you have any questions about the redevelopment 
process or The Garden please contact:

0800 977 8794
thegarden@cgma.co.uk
www.newcoventgardenmarket.com

We hope you have found this booklet about our 
vision helpful.

Your comments
Have your say
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This booklet contains all of the information from the third public 
exhibition of Covent Garden Market Authority’s plans for The Garden 
at New Covent Garden Market. It forms the fi nal phase of pre-application 
consultation before we submit a planning application covering the 
whole site to Wandsworth Council later in the year.

This is therefore your chance to understand what is being proposed and 
to let us have your views. You can email us at thegarden@cgma.co.uk, 
leave a message on our phone line, 0800 977 8794 or fi ll in a comments 
card to let us have your views. All of this information is also available on 
our website at www.newcoventgardenmarket.com.

Without redevelopment the Market will not be able to continue 
to deliver the quality it does today and we want to create modern 
new facilities for our traders and their customers alike. The Garden 
will also help transform Nine Elms as part of a wider regeneration 
programme and we are hugely excited about the opportunity we 
have to create a new destination for London, focused on food and 
fl owers with the UK’s largest fresh produce Market at its core.

Thank you for taking the time to read this and we look forward to 
hearing what you think.

Brenda Dean

Chairman

Foreword

Since 2006 Covent Garden Market Authority has been 
working on plans to provide a new Market for our tenants 
on our site in Nine Elms, Vauxhall. 
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CGMA was set up by an Act of Parliament in 1961 and is responsible to 
the Department for Environment, Food and Rural Aff airs (Defra) for the 
ownership and operation of the Market. It is the landlord for the site and 
generates its income from rent and service charges from the tenants.

CGMA takes no part in the actual trade of the Market — this is the role 
of the traders — but it is responsible for:

•  Leasing market halls, warehouse and offi  ce premises for the 
wholesale market; 

•  Ensuring that the Market’s revenues are suffi  cient at least to 
break even each year;

•  Providing and maintaining all of the roads and parking across 
the site including traffi  c control and entry permits;

•  Cleaning of trading areas and waste disposal across the site;

•  Arranging energy supplies for all of the tenants;

•  Organising and running all site security;

•  Maintaining all of the buildings, plant and equipment;

•  Supporting and promoting the Market to new customers 
and suppliers;

•  Initiating business development opportunities for tenants;

•  Collecting rent and service charges from all tenants;

•  Planning for a secure long term future for the Market and its traders.

37 years aft er moving to Nine Elms, CGMA is now leading the process 
to redevelop New Covent Garden Market and replace its ageing 
infrastructure with fresh, modern facilities for its tenants and their 
customers as part of The Garden at New Covent Garden Market. 

Jan Lloyd 

Chief Executive 

Who are we?
About CGMA

Covent Garden Market Authority (CGMA) is a statutory 
corporation responsible for running New Covent Garden 
Market (NCGM). 

01.
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The Garden is a 57 acre site in Nine Elms in the London 
Borough of Wandsworth, immediately adjacent to the 
border of the London Borough of Lambeth. Covent House 
on the site is actually located within the London Borough 
of Lambeth but this will not be included in the planning 
application and so is not referred to within this booklet.

New Covent Garden Market 

Site map & London context

About NCGM
The Site

The site is split in two by the railway line separating the Flower Market 
and the entrance site from the main Market site        . With its central 
London location and easy access to the City and West End, the Market 
is in the ideal location for its tenants and their customers.
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The Market off ers the pick of the world’s fi nest produce 
including over 160 different types of fruit and 180 
vegetables during the year. In line with the rest of the UK 
a large proportion of the produce is imported but there is 
an increasing focus on locally sourced produce and there 
is also a strong organic sector trading at the Market.

It serves many of London’s best restaurants and hotels, 
cafes and bars, schools, hospitals and work places as well 
as independent retailers and street markets. Traders based 
at the Market are estimated between them to be responsible 
for supplying about 40% of fresh fruit and vegetables eaten 
outside the home in London. Traders either sell directly 
to the customers or to catering distributors based on the 
Market who then slice, dice, chop, peel, juice, mix and prepare 
the produce for onward delivery to their customers. 

It is also the Market of choice for many of London’s top 
fl orists. The Market is home to over 30 Flower Market 
wholesalers stocking a vast array of inspirational product 
and accessories associated with the fl ower industry.

The Market is at its busiest between midnight and 8.00am. 
The Market is closed on Sundays. The wholesalers conduct 
most of their trading on the buyers’ walk, face to face 
with their customers. For the distributors and other food 
companies the trade is generally via phone, fax and email 
with orders placed anytime during the day or night and 
delivered directly to the customer. 

Over 2,500 people are employed at the Market in vibrant 
small and medium sized businesses — many of which are 
family run. In addition the Market is also an incubator to 
start up companies which use the Market to grow and now 
include award winning enterprises. 

Together these businesses have created the Market that 
you can see today.

The Market
How does it work?

New Covent Garden Market is the largest fresh produce 
market in the UK. It is a wholesale market with almost 
240 tenants including traditional wholesalers of fruit, 
vegetables and fl owers and the highest concentration 
of catering distributors in the country.

40% 

Estimated percentage of fresh fruit and 
vegetables eaten outside the home in 
London that are supplied by traders 
based at NCGM

03.
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Past and present
Over 800 years of history
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By the end of the nineteenth century, Covent Garden was the most important 
fresh produce market in the UK. Produce from around the empire and 
beyond would come by boat to London’s docks and into the market to serve 
the capital’s hotels and restaurants, high street shops and street stalls.

Produce coming into and out of the market was distributed by horse 
and cart. Within the market, porters moved fruit and vegetables either 
by barrow or in baskets carried on their heads. Basket races remained 
popular up to the 1970s.

Throughout its history public space and commercial activity went side by 
side at Covent Garden Market. 

This congestion was why talk about moving Covent Garden had been 
rife since the end of the nineteenth century. With the move to motorised 
vehicles it got even worse. By the 1960s, the Government fi nally stepped 
in and set up Covent Garden Market Authority to relocate the market. 

By the 1970s the market was struggling to move with the times. Goods 
had to be moved by hand or by cart as the cobbled streets could not cope 
with fork lift  trucks and the roads could not cope with articulated lorries.
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Drainage issues: The main entrance to the Market under 
the railway lines is oft en prone to fl ooding. In the Flower 
Market no facilities for drainage on the tenants’ stands 
were provided when it was built in 1974, yet the majority 
of the produce is delivered in water creating a problem 
for emptying and refi lling the buckets. With an increasing 
number of tenants dealing in meat, fi sh and general 
food preparation, there is also a need for the appropriate 
drainage systems to be built into units, rather than 
expensively retro-fi tted. 

The work we are due to undertake will ensure we understand 
and prevent fl ooding caused by surface water in the future 
as well as providing proper drainage facilities for tenants 
within the Market buildings.

Too spread out: The current Market does not make best use 
of the space. This means that the market buildings are very 
spread out and at 57 acres in total, the site is also a very large 
area to control and maintain.

Today’s skills will allow us to recreate the same market 
using less land. This will make the Market easier to 
manage but most importantly allows us to pay for the 
redevelopment without calling on public funds which 
are under such pressure. 

The combination of all of these reasons and the sprawling 
nature of the site sometimes leads to a generally poor 
customer experience. A key objective of the new market 
is to provide a more welcoming environment, with 
clear signage, new lighting and improved public areas. 
We will also ensure that the new market will be able 
to meet future health and safety and food security 
standards so that tenants’ businesses can continue to 
provide the best quality produce to their customers. 

Ageing buildings: The buildings are of 1970s design 
and construction and nearing the end of their life while 
the internal layout is oft en confusing especially for new 
customers. In several of the buildings there are buyers 
walks that are not needed, causing wasted space that 
could be used more eff ectively, and services such as 
the post offi  ce and bank are hidden from many visitors. 
There is also a need to update shared facilities such as 
the cafes to meet modern customer requirements.

Providing entirely new market buildings will mean we can 
design from scratch the optimal layout of the Market for our 
tenants, with modern materials and proper provision for IT 
into each unit. 

Infl exible trading units: The current units do not best 
support the traders’ businesses. Ceiling heights are fi xed 
and so can not be changed for individual requirements, 
condensers and cold rooms have had to be retro-fi tted 
separately into each unit over time and there are poor 
quality offi  ces, remote from the trading units and a lack 
of toilets in the individual units.

The new units at The Garden will be of modular construction 
to allow maximum fl exibility in their size. Condensers will be 
provided where needed and mezzanine level offi  ces built into 
any unit if desired by the tenants. Each unit will be suitable 
for a variety of uses whether that is simple storage at ambient 
temperatures or higher risk food preparation where more 
stringent hygiene control is needed.

Poor circulation: The internal road network around the 
market buildings works ineffi  ciently with certain areas 
becoming very congested at peak times. Heavy goods 
vehicles making deliveries share road space with smaller 
vehicles, fork-lift  trucks and private cars. There are also 
practical issues around loading, unloading and parking 
with the original design of the Market encouraging 
ineffi  cient use of the large open areas.

A new market enables us to improve the internal road 
layout reducing the potential for congestion, defi ned routes 
for diff erent vehicle types and better arrangements for 
deliveries and parking.

Out-of-date servicing: The current market buildings 
do not provide for modern servicing and are quite 
energy ineffi  cient with generally poor insulation and 
a very old traditional boiler still in use. In addition the 
costs of maintenance, cleaning and security on the site 
are much greater than they would be with new facilities.

Consideration is being given to the provision of centralised energy 
and recycling facilities on the new market. This could include 
a combined heat and power plant operating with a renewable 
fuel, thereby reducing the carbon footprint of the Market.
It will also reduce the  costs to CGMA for servicing, security 
and cleaning, resulting in lower service charges for tenants. 

Why we need a new market
The need for new facilities

The need for new facilities is clear. Although the tenants 
continue to run thriving businesses, they are operating out 
of infrastructure which is 37 years old. In addition several 
mistakes were made when the Market was designed back 
in 1974 which still hinder operations today.

05.
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Our vision
A modern market

Delivering The Garden
How we will do this

The Garden at New Covent Garden Market will become 
a modern market for wholesale businesses, supplying 
quality fresh produce – food, fl owers and plants – by:

Supporting tenants in meeting the operating standards 
expected by their customers

Providing good value and appropriate facilities and 
services to secure the future of the Market

Being the leader amongst its peers

Supporting the continual development of the food 
supply chain in the South East outside national 
distributors

Contributing to a reduced carbon footprint

Delivering the social and environmental benefi ts of 
the Market in London 

Acting as a catalyst for the regeneration in the Nine 
Elms community

Our priority is to provide a new market for our tenants, 
but our vision is much broader than this. 

The Garden at New Covent Garden Market will become a 
new centre for food and fl owers in London. Alongside 
the Market itself we are also looking to encourage the 
provision of cafes, destination restaurants, education 
facilities, training rooms, business support initiatives 
and possibly a public market as well.

We want to open up the site to the local community 
and all Londoners, ensuring The Garden takes its place 
alongside other great London destinations.

Jan Lloyd, Chief Executive, 
Covent Garden Market Authority 

Our Vision
Providing totally new facilities is expensive. But it is 
needed and our tenants and their customers deserve 
this new investment. It is also better value than ongoing 
maintenance and refurbishment.

We are however mindful that we are responsible to Government and that the 
new Market must be self-fi nancing if it is to be delivered. We are also aware that 
CGMA runs a market and is not a property development company, so we will 
ultimately need to work with a private development partner.

We have therefore undertaken a great deal of detailed work to understand 
how we can fund this development. Our strategy has two focuses:

1.  A procurement process to identify a private development partner 
to work with us to build the new market. This started in March 2010 
and this spring we will shortlist three parties and confi rm the selected 
partner later in the year. 

2.  Redevelop the land not needed for the Market, using the money raised 
to pay for the construction of the new market buildings and facilities. 
This principally focuses on the 10 acre current Flower Market site 
(now called the Northern Site), which is separated from the rest of 
the site by the railway line. The Flower Market itself will therefore 
be relocated as a dedicated fl ower market alongside the other market 
activities on the main site.

This strategy, together with all the fi nancial and other appraisals, has 
been approved by both the Department of the Environment, Food and 
Rural Aff airs and the Treasury. The fi nancial models show our vision is 
aff ordable without any call on public funds and Government has given 
us written consent to proceed. The Mayor of London, Boris Johnson, 
is also supportive of the Market and the intention to redevelop this site 
as part of the wider regeneration of the Nine Elms area.

Signifi cant progress has now been made and the procurement process 
is underway. A detailed document has been given to bidders. This sets out 
the output specifi cations and the delivery requirements for a new Market. 
These requirements are that the selected private development partner 
ensures tenant businesses are able to continue to trade through the 
development, delivers the minimum size of Market and pays a fi nancial 
bond to ensure each construction phase can be completed.

Our approximate timetable is as follows 
and there will also be opportunity for the 
selected private development partner 
to infl uence the way the scheme will 
be delivered:

March 2010 (Completed)
Start search for private 
development partner

Summer 2010 (Completed)
Six parties short-listed as potential private 
development partners

Spring 2011
Shortlist of developers reduced to enter 
fi nal stages

Summer 2011  
Final tenders by the shortlisted potential 
development partners

Summer 2011
Planning application to be submitted to 
London Borough of Wandsworth

Summer – Winter 2011
Planning application negotiations

Autumn 2011
Final selection of private 
development partner

Winter 2011
Planning application considered at 
Planning Committee Meeting

Early Spring 2012
Planning application decision by 
London Borough of Wandsworth

Spring 2012
Private development partner 
awarded contract

06. 07.

Timetable
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Since the last consultation in February 2010 we have 
been discussing the plans with our tenants, the London 
Borough of Wandsworth, the London Borough of Lambeth, 
the Greater London Authority, neighbouring landowners 
and key community groups.

In particular we have introduced a major redesign of our 
plans for the Northern Site as well as the other sites not 
needed for Market activities. Our plans for the Market 
have been developed in more detail as we have discussed 
with the tenants how the Market needs to work for them 
and their businesses.

We have shared the feedback we have gathered from 
these meetings as well as the results from our previous 
two stages of consultation with the design team so that 
they have been able to incorporate this feedback in our 
revised plans. The feedback and written comments 
received to date tells us:

•   The presence of the Market and the tenant businesses 
in the area is a key part of the development of Nine Elms 
and should remain so in the future.

•   There is support for all of the Market functions moving 
onto a single site.

•   The vision for and plans of The Garden Heart are broadly 
welcomed by both the tenants and the public as a positive 
opportunity for the Market that will encourage more 
people to visit the site and more business opportunities. 

•  The Linear Park is to be the focus of the Nine Elms area 
and so it is important that more space be dedicated to it, 
providing open space throughout the area and linking 
the neighbouring developments. This has led to major 
changes to the proposals for the Northern Site in particular.

•  Further consideration needs to be given to practical 
working arrangements of a new market and to the detail 
of how tenants businesses would continue to function 
through a redevelopment – for example the decant 
process and the cost of fi t-out. 

To address this last point specifi cally we have been discussing 
our plans in more detail with the tenants and their customers 
to ensure that we provide a modern Market in which tenant 
businesses continue to thrive. We have done this in a number 
of ways:

•  Small focus groups of tenants. 

•   Coff ee mornings for tenants to drop in and discuss the 
redevelopment.

•   Design briefi ngs and workshops on specifi c issues such 
as parking, entrance and exit and the apron areas.

•   Surveys – including an in-depth monitoring of space 
utilisation and tenant vehicle movements.

•   Dedicated bi monthly tenant briefi ngs including updates 
on the redevelopment project.

The consultation
What we’ve learnt so far

08.
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We are preparing to submit a single planning 
application bringing together all market 
functions onto the main site and redeveloping 
the Northern Site – where the Flower Market is 
currently located – and other land not needed 
for the new Market with new homes, shops, 
leisure and commercial uses alongside new 
public spaces.

Our plans
The Garden at New 
Covent Garden Market

09.

The delivery of brand new market buildings makes 
much more effi  cient use of the land and allows us to 
provide up to 540,000 square foot of trading space 
— more than is let on the current market. 
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St George Wharf
Vauxhall Tower
Market Towers
New American Embassy
Battersea Power Station & surrounding regeneration
Lambeth College
Vauxhall Sky Gardens
Sainsburys
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Other Sites

The Garden at New Covent Garden Market
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New Market Buildings
New Flower Market
The Garden Heart
The Northern Site
Thessaly Road Site 
The College Site
The Entrance Site
Green Energy Centre
Improved access for vehicles and pedestrians
A new internal road layout
Linear Park
Proposed Northern Line extension tube stations
Flower Market HGV Dock
Flower Market parking
Covered loading / unloading area
Loading / unloading areas in front  of every unit sale distributors

Fruit and vegetable customer and delivery vehicle parking
Connectivity in and around the site
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About The Garden 
The main market site

Completely new Market buildings and facilities 
with more tenant space than is currently let 
will ensure a more eff ective use of the site, 
make better use of space and help our tenants 
run their businesses more effi  ciently. There will 
be enough space to allow all produce to be kept 
under cover, protected from the weather and 
ensuring that temperature control requirements 
can be more easily met. Each unit will also be 
provided with clearly defi ned loading and 
unloading areas together with ample parking 
for delivery and customers’ vehicles.

10.

Five new buildings for wholesalers and 
catering distributors 
The tenant space for wholesalers and catering 
distributors will be provided across fi ve new buildings, 
with fl exible trading units able to adapt in response to 
changing tenant businesses and customer demand. 
The buildings have been designed to take into account 
standard pallet sizes, maximum practical heights for 
stacking and the provision of sprinklers, lighting and 
other services.

These buildings will be similar in height and width to 
the current market buildings but will be much more 
effi  ciently laid out so that tenants can maximise all 
of the space within the unit rather than having areas 
of dead space as is currently the case. The trading 
units have been designed from the outset to provide 
a mezzanine level within if needed by an individual 
tenant, to be used for example as an offi  ce. Tenants 
will also have the option of selecting from a catalogue 
of interchangeable components such as spiral 
staircases, modular palette racks, facilities for chilling 
and toilets as well as a tailored choice of insulation, 
services and lighting. The middle two buildings will be 
occupied by the traditional wholesaler tenants with 
wholesale distributors at both ends of these buildings 

as well as in the three other buildings on either side. 
In laying out the buildings like this it ensures that the fruit 
and vegetable wholesalers are situated in the centre of the 
market with easy access to all of the distributor customers 
on the Market. This means that external buyers can park 
in the middle of a circle of wholesalers and therefore have 
shorter distances to move their purchases bought from any 
one of them. It is also intended to provide covered loading 
areas for those customers who re-sort and load goods for 
numerous delivery points. For traditional wholesalers 
trading face to face, units can be provided along a central 
buyers walk where produce can be displayed for customers 
to select from. For distributors, units will be provided that 
allow a range of options such as rear and front access as well 
as smaller units for the more niche operators. This fl exibility 
of use is simply not possible within the current units.

A new Flower Market and layout
The new Flower Market will off er trading units on the 
ground fl oor and the option of mezzanine offi  ces above 
the trading space for those tenants that need it. Each 
trading unit will have its own temperature controlled 
area, storage area and sales frontage. The units will 
also be more enclosed that they currently are giving 
individual tenants greater control of how they use and 
layout their unit. 

New green energy centre and environmental initiatives
Achieving a sustainable scheme is a key part of the 
proposed development and there are a number of 
ways of achieving this. The site is unusual compared to 
neighbouring developments as its main operation and 
use of energy is during the night. It also offers a number 
of diff erent ways in which energy could be generated 
and saved across the site. These include reusing the 
organic market waste, introducing other initiatives such 
as rainwater harvesting on the main Market building roofs 
for use across the site, a green roof on the Flower Market 
which will also capture rainwater and provide benefi ts to 
the ecology of the area and a dedicated energy centre.

This energy centre could consist of an ‘Anaerobic Digestor’ 
and a Combined Heat and Power (CHP) plant. Anaerobic 
digestion is a series of processes in which microorganisms 
break down biodegradable material and is seen as an 
environmentally sustainable way to treat waste and reduce 
the amount of waste which goes to landfi ll. The result of 
the process is a ‘biogas’ which is then used by the CHP to 
provide energy to the Market and which will help reduce 
energy costs for tenants and may also support the needs 
of neighbouring developments. The space that has been 
identifi ed for the energy centre is next to the next to the 
railway viaduct and the existing multi-level car park. 

Above Proposed wholesale distribution market section

Above Existing wholesale distribution market section

Above Proposed wholesale market section

Above Existing wholesale market section
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How tenants will 
fi t out their units

Every tenant on the new Market will start off  with 
a basic unit which we call ‘shell and core’. This will 
include basic utilities – water, electrics, telephone 
connection, sprinkler installation, roller-shutter door 
and underground drainage points ready for individual 
fi t-out by each tenant. This specifi cation will allow 
BRC (British Retail Consortium) standards to be met.

They will then have the option to choose from a number 
of diff erent upgrades, which they can add on to their 
unit. This could include racking and storage equipment, 
temperature controls, fl oors and walls, kitchens and 
processing facilities and mezzanine offi  ce spaces. 

CGMA will not be able to fi nance much more than the 
basic unit but we are trying to increase the specifi cation 
of this basic unit and also advise tenants on how they 
could fi nance the upgrade of their unit. It is important to 
remember that CGMA is not going to build a market that 
tenants cannot aff ord to move into. Given the age of the 
market the status quo is not an option and tenants will 
face fi t out costs however the market is modernised.

Refurbishment v 
Redevelopment

The Market was built over 37 years ago and tenant 
business needs have changed. Redeveloping the 
Market and providing entirely new market buildings 
will mean CGMA can design from scratch the optimal 
layout of the Market using modern materials and 
proper provision of services into each unit. 

Refurbishment of the existing facilities would not only be a 
huge missed opportunity, but would mean as much, if not 
more, disruption than redevelopment. For example tenants 
would face two moves as they move out while the works are 
carried out to then move back in again. Refurbishment also 
means confi ning the market to its 1970s layout – when a far 
more effi  cient solution could be delivered. 

Even with refurbished buildings, tenants will still need to 
stop using their apron space for product storage as this 
will contravene increasingly demanding food security 
legislation as food must not be left  out open to the elements. 

Refurbishment is also not signifi cantly cheaper that 
redevelopment, as fundamental site issues need to be 
addressed in any scenario along with the creation of a 
new fl ower market and new food centre for London.

We are aiming to achieve high environmental standards 
across the entire site, using the industry-recognised targets 
such as BREEAM (a type of Environmental Assessment 
Method) and the Code for Sustainable Homes.

Better parking and delivery arrangements
We have conducted a number of traffi  c surveys and know 
how many vehicles, by size and type and time and location 
are on the market throughout trading hours and therefore 
how much parking is required for tenants, their deliveries 
and their customers. 

The new market will provide enough space to meet all 
parking demand – even at peak periods. We know that 
customers need to be able to park as close to tenants’ 
businesses as possible so we have looked in some 
detail at how this would be possible for all of the units.
The new market will allow van parking between the 
main buildings and around the perimeter. With five 
main buildings the parking will be more accessible than 
it is currently. 

The loading area immediately in front of tenant units, 
when not being used for loading and unloading, can also 
be used for parking tenants’ vehicles ready for use the 
next night.

Car parking will be provided in the new market. Approximately 
the same number of spaces will be provided as on the existing 
market and they will be located so that it is only a relatively 
short walk to any of the units. Parking provision around the 
new Flower Market will incorporate fl exible space able to be 
used by customers of the Flower Market during peak periods. 
In addition there will be spaces around the edges of the 
Flower Market for easy customer loading as well as loading 
docks for HGV deliveries directly into the Flower Market.

As requested by the fruit and vegetable wholesalers there 
will also now be a covered parking area for customers to 
consolidate their orders away from the main traffi  c routes 
round the market, again helping reduce traffi  c congestion 
and reducing health and safety risks on the site.

New loading areas – a new, more effi  cient way of working
We have carried out a number of surveys to understand 
how diff erent businesses use their current space. 
The new Market will include enough space for all 
of our current tenants as well as room for expansion. 
However it will mean changes to how some tenants 
use the space for their businesses and an end to the 
practise where food is stored – and in some cases 
worked on – on the apron space (the external area next 
to units which is supposed to be used for deliveries). 

Instead the external area outside each unit will be used 
just for loading and will ensure goods are taken directly 
from the vehicle to inside the unit. This external area 
has enough space for unloading the largest HGVs as 
well as other smaller vehicles. Provided with a canopy 
it will ensure that loading and unloading remains under 
cover but that food security standards and accreditation 
can be fully met with goods kept inside at the correct 
temperature as this is an increasing requirement by 
the tenants’ customers. 

It will also help to ensure that customers are able to 
get their vehicles closer to the trading stand they are 
purchasing from and wholesale delivery tenants will be 
able to load a greater number of vehicles on their own 
loading area without encroaching onto the roads.

As a result the useable loading area immediately in front 
of tenant units will be much wider than is currently 
available and will also be dedicated to loading rather 
than a mix of product short term storage, order preparation, 
parking, loading, unloading, forklift  trucks and other 
vehicle movements.

We are also looking at the possibility of additional 
covered loading and unloading areas for the wholesaler 
customers close to the main buying facilities on the 
market again dedicated to just this one function to 
stop congestion on the roads in the areas which will 
be the busiest during peak hours of the market. 

This is fundamental to the project. There is no point 
redeveloping the market if tenant businesses do not 
survive the process. It will be a contractual requirement 
on the chosen private development partner to ensure 
business continuity for tenants.

Our aim is to move tenants only once and we are working 
hard to try and achieve this. It is important to us that we are 
able to ensure continuity of tenant business throughout 
the redevelopment and so considerable time and attention 
will be put into the decant process to ensure that there is 
minimal disruption to businesses whilst the new Market 
is being built. The decant process could work in a number 
of ways with one option being set out in the diagram on 
the right.

We will also try to move all the traditional face to face 
wholesalers together and all tenants will be given formal 
notice, at least six months before they need to move so 
they can make the necessary arrangements. 

Flower 
Market

Current Market

KEY

New Market Knock Down

21
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We first move everyone 
out of the Pavilion and 
into the main F&V Market 
buildings. We then knock 
down the Pavilion.

We keep repeating 
Step two by building 
more, moving more and 
knocking down more.

We then build the new 
Flower Market and the first 
of the main market build-
ings and move tenants in. 
We then knock down the 
used buildings.

Once everyone has 
been moved we finish 
off the building work and 
The Garden at New 
Covent Garden Market 
officially opens!

Tenant decant – how we 
keep the market working 
whilst we build a new one

An Option for the Decant Explained



23 24

B

C

A

A

A

A

D
H

IJ

K

G

E

E

E

F

Left  Daytime illustration of 
the completed development 
at The Garden at New Covent 
Garden Market

New Market Buildings

New Flower Market

The Garden Heart

The Northern Site

Thessaly Road Site & the College Site

The Entrance Site
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The Garden at New Covent Garden Market

Vauxhall Sky Gardens

Market Towers

St George Wharf & Vauxhall Tower

New American Embassy

Other existing and proposed buildings 

in Vauxhall
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The Garden Heart
The main market site

At its centre The Garden will propose to create a focus for the wider food 
industry as well as great resource for market users, local businesses and the 
community. The Garden Heart will also provide a natural link between the 
Market site and the homes and shops being developed nearby. It can host a 
wide range of uses and activities over diff erent fl oors which may include:

25

11.

Flexible offi  ces and incubator units for small 
and growing companies
Small food related businesses oft en require start-up or 
‘incubator’ space, providing fl exibility of size and lease 
terms. These would be aimed at small operators whose 
businesses relate to the Market and would provide fl exible 
space which could act as a stepping stone prior to tenants 
taking space in the Market. In addition serviced offi  ces for 
tenants whose businesses are linked to the Market but who 
don’t need a unit in the main Market would be provided.

Business development space and support services
A dedicated business resource and support centre could 
provide facilities and assistance to the tenants of the 
Market. Run by CGMA this could provide advice and 
support on a number of business areas such as marketing, 
fi nance, recruitment or developing skills. Alongside this, 
business support services could be located such as meeting 
rooms; a resource centre or specially designed exhibition 
space for the promotion of businesses and products.

New public space and public market
At the centre of The Garden Heart will be a public space 
with fl exibility to host a range of activities and exhibitions. 
This could also be the location for a new retail (street) 
market off ering a range of produce from the wholesale 
market together with other traders, providing a major 
new community facility for this part of central London. 
The landscaping of the areas in and around The Garden 
Heart could also be used as temporary or permanent 
spaces for growing produce.

Education and training facilities
A Visitor’s Centre could provide fl exible space for use by 
CGMA and tenants for events, exhibitions and demonstration 
purposes. Alongside this there will also be a food education 
unit, a fl exible space with a demonstration kitchen to provide 
courses ranging from simple public cooking lessons to the 
teaching and award of professional qualifi cations for the food 
and hospitality industry. With easy access to the wide range 
of high quality produce at the Market, this would also give 
practical opportunities to see how to select and buy as well as 
to prepare and cook accommodating lectures, seminars and 
workshops. In addition in the new Flower Market there will 
also be a special dedicated area for fl orists’ workshops and 
demonstrations – already popular in the Flower Market today. 

Central services and CGMA offi  ces
The Garden Heart will also host the offices for CGMA 
and for the Covent Garden Tenants Association as well 
as the other central market services including the post 
offi  ce, bank and other retail services. This will ensure that 
existing facilities on the Market are re-provided for tenants.

Cafés and restaurants
At ground level there could be space for cafes and even a 
destination restaurant, all of which will help attract local 
people and keep this a vibrant space at all times of the day, 
not just during the market’s hours of operation.

Top Illustrative view 
of The Garden Heart. 

Right Illustrative views 
across the Market.
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The areas not required for the new market can be redeveloped and will 
fi nance the building of the new market facilities. As a result this land can be 
opened up to the public and a mix of new uses provided including homes, 
shops, restaurants, commercial uses, community facilities and open space. 

The Northern Site
A new city quarter

12.

The main area proposed for redevelopment is the Northern 
Site which is the current location of the Flower Market and 
just 400m from Vauxhall Cross. Since our last consultation 
the design for the Northern Site has evolved to provide a 
greater proportion of open space benefi tting the wider area. 
We are now proposing that the Northern Site becomes a green 
new city quarter in the centre of Vauxhall and surrounded by 
parkland to include: 

A new green route running through the heart of the site 
The inclusion of open public spaces is an essential part of 
the redevelopment, providing new green spaces for the 
communities in the local area as well as the new residents. 
Ranging between 40m and 60m in width, a new park in 
the heart of the Northern Site will act as the start of the 
Mayor of London’s proposed new ‘linear park’ connecting 
Vauxhall at one end to the Entrance Site and Battersea 
Power Station at the other, linking with the proposed US 
Embassy public plaza along the way. It will be a space for 
relaxing and playing away from the surrounding streets, 
enjoying the close proximity to the river and access to the 
new shops, cafes, restaurants and commercial spaces 
which will also be provided. 

It will be designed to include seating areas, play areas and 
other amenities all open to the public, with some private 
areas for the new residents living on the site. There will be 
a large, fl exible open space running through this part of 
this site and suitable for a range of activities. With seating 
areas, play areas and other amenities it would be a space 
where local residents and those working in the area could 
come and relax, enjoying the close proximity to the river 
and the other facilities on the site.

1,750 new homes
These new homes will be spread out across nine new 
residential buildings arranged to maximise the amount 
of light for residents and those enjoying the open spaces, 
benefi ting from wonderful views of the parkland as well as 
over the river towards Chelsea, Westminster and the City.  
Around the park, six buildings will range from 8-15 storeys, 
including a penthouse level.  To the East of the site, where 
planning policy specifi cally supports taller buildings, three 
buildings of between 25-46 storeys are proposed. The 
tallest of these will include hotel and service apartments 
on the lower fl oors with residential apartments above.

New shops, cafes, restaurants and commercial spaces
There will be a mix of commercial buildings on Wandsworth 
Road as well as on Nine Elms Lane. These will be laid out to 
integrate better with existing street patterns and off er a mix 
of shops, cafés, restaurants and community spaces. As part 
of the new retail off er at Vauxhall, the area will have shops 
and a new supermarket with access off  Wandsworth Road 
off ering more choice for local people.

A new hotel 
The lower fl oors of the tallest residential building are 
proposed to host a high quality 250 bed hotel, complete 
with bar, restaurant and lounges, which will help keep the 
area vibrant at all times of the day and lend further prestige 
to this changing area. Above the hotel will also be several 
fl oors of serviced apartments, benefi ting from the hotel 
facilities and services.

Above Sketch image showing entrance to the new park off  Wandsworth Road.

A range of community facilities
We propose providing a range of new community facilities 
serving the new homes as well as existing residents in the 
surrounding neighbourhoods. These could include gyms, 
crèches and healthcare facilities and would be located 
across the site.

Two new junctions to help traffi  c move into and 
out of the site 
We propose two new junctions for traffi  c to the Northern 
Site. The main access point for the homes will be via Nine 
Elms Lane, close to the current entrance to the Flower 
Market. This will link to the residential car parks close 
to the new homes. We also propose a second two-way 
junction onto Wandsworth Road in the vicinity of the 
former petrol fi lling station and the existing exit from the 
Flower Market. These junctions will take full account of 
existing bus priority measures in the area and will also 
incorporate pedestrian crossing and cycling facilities.

Suitable parking provision 
Basement level parking will be provided for both the 
new residents and the other commercial space on the 
site and new secure cycle parking will be provided that 
satisfi es the required standards set by Wandsworth and 
the Mayor. Residents will also be off ered the use of car 
club membership.
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Above Sketch image of the proposed park at the centre of the Northern Site.
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Above (Top) Thessaly Road
Above (Middle) College site aerial view
Left  Landscape Plan

Thessaly Road

College site aerial view

A. The Entrance Site

The ‘Entrance Site’ – so called because it is next 
to the main entrance into the wholesale market 
from Nine Elms Lane – has been identifi ed as 
suitable for around 450 homes and new public 
open spaces.

These will be arranged in three new buildings 
of 11 storeys, all off ering balconies and private 
garden spaces. In addition there will be a brand 
new landmark building on the edge of the 
site which will help act as a marker for the site 
opposite Battersea Power Station. This will be a 
building of 19 storeys which will off er apartments 
with private balconies and views over the site 
and the new Power Station development. 

At ground level there will be a new play area and 
the site would also be connected to a new open 
space which marks the other end of the new 
linear park proposed by the Mayor of London for 
the Nine Elms area.

Adjacent to Thessaly Road we have identified land that is not needed for the 
Market. At present Thessaly Road only has homes on one side of the street, 
with a large brick wall on the other marking the boundary of the Market site. 

We propose to move the market boundary further back from the 
road, removing the current brick wall and building around 200 new 
apartments. These will be a mix of 3-4 bedroom duplexes as well as fl ats 
arranged in four blocks ranging from 4-6 storeys above ground level. 
The buildings will be designed to maximise the amount of light in each 
apartment and arranged around communal gardens and safe play 
spaces. The duplexes will also have private gardens. 

Pedestrian movement and vehicles will be kept clearly separated and 
there will be dedicated undercroft  and ground level parking for the new 
apartments. The blocks are designed to minimise any noise from the 
Market so they will all back onto the Market and look out over the open 
spaces. In addition there will also be noise screening erected at ground 
level to act as a buff er from Market operations.

This will mean Thessaly Road becoming a more normal residential street 
with homes on both sides of the road and the market operations taking 
place further back than they do now. We believe this will deliver a significant 
improvement for the residents of Thessaly Road and nearby streets.

B. Thessaly Road

C

Other Development Sites
New homes and open spaces

13.

On the site opposite Lambeth College we are proposing around 100 
new apartments in four main blocks all backing on to the Market. 
These will again be designed to maximise the amount of light in 
the apartments and will include communal areas at ground level 
between the buildings.

The blocks will range in height from 4-6 storeys, reducing in height 
as they get closer to the existing Victorian terraces. Each apartment 
will have a private balcony as well as access to the communal open 
spaces and some may have private garden space. There would also be 
a much improved pedestrian access from Wandsworth Road through 
the site and linking into the Thessaly Road site.

C. The College Site 

B

A
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Although much of the current movement to and from the Market is via 
road, additional transport links will be required as the types of uses on 
the site change and more people visit the site at diff erent times of the day. 
These range from improved road access for the wide range of vehicles 
accessing the Market to improved public transport options. More details 
on how each of these could work are set out over the following pages.

Transport
Getting to, from and around the site

14.

Better traffi  c fl ow around the site
The new layout means that the congestion that currently 
occurs down the centre row of the Market will be eliminated. 
Deliveries will take place directly into units and not in the 
road so stopping the congestion currently experienced. 
With dedicated loading and unloading areas as well as 
special routes for Fork Lift  Trucks and pedestrians around 
the main market it will ensure that traffi  c can move around 
the market more easily and effi  ciently.

The new market will provide more traffi  c routes to each unit 
and therefore vehicle movements will be less concentrated 
at one or two bottlenecks, as happens in the existing market. 

Improved access to the site
All vehicles will enter and leave the site using the existing 
entrance. This will be upgraded to take up less space and 
allow for a faster throughput of vehicles in and out. It will 
remain a two-way route allowing traffi  c to enter, move 
around the site and leave again onto Nine Elms Lane. 
There is a need to provide security gates at the access into 
the market and it is important that these have the capacity 
to meet the demand during the busiest periods. We have 
therefore completed detailed traffi  c surveys during peak 
hours of Market operations looking at the capacity of the 
entry barriers. These clearly show that the market’s accesses 
are currently underused and there is suffi  cient capacity for 
the traffi  c that will use the new market’s entrance and exit. 
In addition moving all of the Market functions onto one site 
provides an opportunity to focus on providing a better and 
more effi  cient level of site security in the one location

Better emergency access
Making sure we can continue to access and exit the site in 
times of emergency is important to the planning of the new 
Market. An emergency access route is now proposed via 
Pascal Street with the existing emergency routes maintained 
on Thessaly Road and to the rear of Sainsburys from 
Wandsworth Road. All these routes would be appropriately 
marshalled as part of an emergency operational plan should 
they be required. We do not propose to send heavy lorries 
along Thessaly Road even in emergencies - this route would 
be reserved for emergency service vehicles only.

Access routes
At the moment our work has shown that any additional 
traffi  c movements from the proposed uses on the site 
can be accommodated in the existing road network. With 
diff erent uses proposed for the site, traffi  c that will access 
the site will do so at diff erent times, spreading the traffi  c 
fl ow throughout the day. 

Bus route
The P5 bus already uses Thessaly Road as part of its route 
from Nine Elms to Elephant and Castle. We are making 
provision for a new bus route to run through the site between 
Wandsworth Road and Nine Elms Lane and in the longer 
term the Mayor of London expects this route to provide an 
important connection right through to Battersea 
Power Station. 
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Possible Pedestrian link 
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Flower Market
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Potential new bus route
Tube station

Pedestrian and cycle links and routes
CGMA want to ensure that the Market is open to the 
surrounding community and that people can move 
more easily around and through the site. The intention is 
therefore to introduce a number of new pedestrian and 
cycle routes through the site linking between the Market 
and Wandsworth Road, Nine Elms Lane, Thessaly Road, 
Heman Street and Pascal Street as well an improved route 
between the main site and the Northern Site. Additional 
cycling parking provision will also be provided at key 
points across the Market to encourage visitors and staff  
to arrive at the market by bike. A docking station for ‘Boris 
Bikes’ could also be located on the Northern Site.

Tube links – new and existing 
It is intended that an extension to the Northern Line 
running as a spur from Kennington to Battersea is 
constructed to serve the Vauxhall/Nine Elms/Battersea 
Opportunity Area. This would see two new stations 
located close to the Market – one near where the current 
Sainsburys site is on Wandsworth Road and the other on 
the Battersea Power Station site. 

CGMA is mindful of the longer term opportunities this 
presents but is also keen to maximise the use of existing 
transport infrastructure in the shorter term. Therefore 
CGMA will be working with TfL to examine ways of 
improving the operation of Vauxhall Underground 
Station. Our assessment so far is that there is suffi  cient 
capacity at Vauxhall underground station for the 
increased number of users from the Market site as 
well as the other committed developments in the area. 
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The Vauxhall / Nine Elms / Battersea Opportunity Area 
covers 195 hectares running from Lambeth Bridge in 
the north to Chelsea Bridge in the south west including 
Vauxhall Cross and Albert Embankment. 

It is identifi ed by the Mayor of London and Wandsworth 
and Lambeth Councils as a focus of new development 
and a draft  Opportunity Area Planning Framework (OAPF) 
was published for consultation by the Greater London 
Authority in November 2009. The fi nal version of this 
document is expected to be published later this spring.

This document sets out a clear vision for the area creating 
a brand new district for the capital. It proposes up to 
25,000 new jobs and 16,000 new homes including a 
cluster of tall buildings at Vauxhall which could be up 
to 150m in height. New community facilities and open 
spaces to be provided include a major linear park for 
residents, schools, health facilities, community centres, 
libraries and churches. Signifi cant new infrastructure 
and transport improvements are also proposed including 
new pedestrian and cycle networks and a decentralised 
energy network. 

The infrastructure requirements of the area were considered 
within a Development Infrastructure Funding Study to 
support the OAPF. This confi rmed the need for the Northern  
area including highways improvements, improved bus 
services, health and education facilities and improved public 
realm. The Study recommended that these improvements 
could be fundeD by a fi nancial tariff  paid for by developers in 
the area for each new residential unit and commercial fl oor 
space  that is built.

The plans for The Garden displayed here are included 
within the Planning Framework document which 
specifi cally supports the delivery of a new Market as 
well as homes, jobs and open spaces. The other major 
developments, such as the Battersea Power Station site, 
the new American Embassy, Tideway and Vauxhall 
Sky Gardens are also included and will be neighbours 
to the Market.

The regeneration of The Garden site is therefore pivotal 
to the regeneration of the wider area. 

A focus for regeneration
The broader context

The Garden at New Covent Garden Market sits within a 
major regeneration zone which will undergo signifi cant 
change over the coming years.

15.

Key sites within the Vauxhall / Nine Elms / 

Battersea Opportunity Area

Battersea Power Station
Royal Mail Site
American Embassy
The Garden Site
Ballymore Sites

1

4

2

5

3

Vauxhall Tower & St George Wharf
Market Towers 
Sainsburys
Sky Gardens

6

8

9

7

8 97643 521
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Our team
Working together

To help deliver our vision, we have appointed some of the 
leading companies in the world, each focussing on their 
specialist area:

Neil Tomlinson Architects
Architect for Main Market site

Neil Tomlinson Architects is a London based architectural practice 
specialising in market rejuvenation.

Neil Tomlinson has experience in large scale international retail projects and 
was the Project Architect for the original phased regeneration of Borough 
Market. Neil Tomlinson Architects brings together a talented and cosmopolitan 
team of architects, designers and technologists. The company is also working 
on the next stage of development for the British Transport Museum in Coventry, 
the rejuvenation of several buildings within the Mayfair Conservation Area 
and new aviation and retail concepts for airports in the UK and Italy. 

Foster + Partners
Architect for Flower Market site

Foster + Partners, led by Founder and Chairman Norman Foster, is based 
in London with project offi  ces worldwide. The practice has pioneered a 
sustainable approach to architecture through a wide range of work. 

Projects include the world’s largest airport terminal at Beijing, Swiss Re’s 
London Headquarters (The Gherkin), the redevelopment of Spitalfi elds, 
the German Parliament in the Reichstag, Berlin, The Great Court at 
London’s British Museum and the Millennium Bridge in London.

The practice has received over 550 awards for excellence and won 92 
national and international competitions since its inception in 1967 and is 
leading the design process for new homes, shops and offi  ces on the land 
nearest to Vauxhall station.

NEIL TOMLINSON
ARCHITECTS

16.

Drivers Jonas Deloitte
Property advisors

King Sturge
Planning advisors

Eversheds
Legal advisors 

MVA Consultancy
Transport advisors

Turner & Townsend
Development and cost 
management advisors

London Communications Agency

Community consultation and 
public relations advisors
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A Public Exhibition

March 2011

We have set out here our plans for The Garden at New Covent Garden 
Market and our designs for each element of the site.

The designs are not yet fi nalised and we do want your further comments 
before we submit a planning application to Wandsworth Council. Once this 
application is received by the Council, they will also carry out their own 
consultation before deciding whether or not to grant planning permission.

Please use the comments card provided which you can leave with 
us here today or post back to us for free. Or you can email us at 
thegarden@cgma.co.uk.

All comments received will be shared with the design team and included 
in the Statement of Community Involvement which will be submitted with 
the planning application.

Many thanks for reading this booklet.

If you have any questions about the redevelopment 
process or The Garden please contact:

0800 977 8794
thegarden@cgma.co.uk
www.newcoventgardenmarket.com

We hope you have found this booklet about our 
vision helpful.

Your comments
Have your say
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