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Visualisation looking south along Roberts Close
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1 Introduction

1.1 Introduction

This Design and Access Statement has been
prepared by Duggan Morris architects on behalf
of the applicant BL CW Holdings Ltd (a subsidiary
of British Land Company PLC), hereafter referred
to as British Land. This Design and Access
Statement has been prepared to accompany a
detailed planning application for Plot K1, which
forms part of the Canada Water Masterplan.
The Canada Water Masterplan, within which Plot
K1 is located, is an ambitious and transformative
project. The Masterplan integrates a new network
of pedestrian focused streets, parks, squares and
open spaces with the surrounding community
and animates these public spaces with a wide
range of activities. This includes workspaces and
dwellings, new cafés, restaurants and shops. Plot
K1 forms part of the hybrid planning application
for the Masterplan. Plot K1 will provide 84 new
residential homes. The building will be set within
high quality, landscaped public realm. This
introduction explains:

GREENLAND
DOCK

• The vision for the Canada Water Masterplan &
Plot K1
• The team behind Plot K1
• Why a planning application is being submitted
• How the applications are being submitted
• What documents are being submitted

What happens next
Southwark Council will formally consult on our
proposals. During the Council’s consultation
period interested parties have the opportunity
to make any representations they wish to
make. Thank you for taking the time to read our
submission.
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Aerial view of Plot K1 within existing context

1 Introduction
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1 Introduction

1.2 Contemporary high quality
homes for Canada Water

Located in the setting of the Russia Dock
Woodland, and at the edge of the emerging
masterplan, Plot K1 offers excellent opportunities
to provide high quality homes in a central London
location.

Place-making is at the heart of the Masterplan,
with a public realm that brings together a
network of carefully considered, locally distinct
public squares, parks and streets, each with
a clear character, use and identity. The robust
and high quality public realm will strengthen
connections to neighbouring areas, promote an
urban environment where the quality of life and
the quality of the environment are integral. The
spaces will be animated places that people will
enjoy, want to spend time and feel safe in.
Set within this emerging context, Plot K1 provides
84 new homes along Robert’s Close at the edge of
the Russia Dock Woodland.

12

CANADA WATER Plot K1 / Design and Access Statement / May 2018

1 Introduction

fig.3

View looking towards the Plot K1 site from Stave Hill
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1.3 The team behind the
application

The Canada Water Plot K1 team is led by British
Land, who has assembled a best in-class team.
Together, the team have the skills we need as we
carefully consider and develop our proposals for
the Canada Water Plot K1.
British Land’s success stories include some of
London’s most popular places and workspaces:
Broadgate, adjacent to Liverpool Street Station,
Regent’s Place in the West End, and Paddington
Central, close to Paddington Station.

British Land
British Land is one of Europe’s largest publicly
listed real estate companies. They own,
manage, develop and finance a portfolio of high
quality UK commercial property, focused on
retail, London offices and residential. British
Land are committed to working closely with
Southwark Council, local residents and other key
stakeholders to deliver a new town centre for
Canada Water.
www.britishland.com
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The application has been prepared by the
Applicant’s agent DP9, and the lead designer
Duggan Morris architects. The core project team
and their roles include:
Architecture
Duggan Morris Architects
Landscape Design
Duggan Morris Architects with MRG Studio
Engineering (Structure and Civil)
AKT II
Engineering (M&E) and Energy and Sustainability
Sweco
Project Management & Cost Consultancy
Aecom
Transport and Infrastructure
Arup
Planning Consultancy
DP9
Sunlight/Daylight Analysis
Gordan Ingrams Associates
Fire Engineering
Olsson Fire
Acoustic Engineering
Sandy Brown
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Duggan Morris Architects Office, London

1 Introduction

1.4 Why is a planning
application being
submitted?

British Land have been considering how the Site
might be developed in the context of surrounding
developments and, following extensive
engagement with the community and stakeholder
groups, has now determined how the Masterplan
(also referred to as the Development) can be
taken forward.

The Development requires a large number of
changes to be made to the physical environment
at Canada Water. These changes constitute
development for which planning permission is
required through the submission of a planning
application to Southwark Council.
The Design and Access Statement that you are
now reading, sets out the nature of the proposals
for Plot K1.

fig.5
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Feasibility massing studies
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1.5 How is the application
being submitted?

Plot K1 forms a detailed element of the single
hybrid planning application for the Canada Water
Masterplan. The hybrid planning application
is formed of detailed development proposals
for Plots A1, A2 and K1 for which no matters
are reserved (“detailed proposals”) and outline
development proposals for the remainder of
the site, with all matters reserved (“outline
proposals”).

Outline Proposal
The majority of the Site is submitted as an Outline
Planning Application. An outline application does
not seek permission for the details of the Outline
Proposals, but instead seeks to establish the
principles in line with which future more detailed
Reserved Matters applications will be considered,
which set out details such as the general layout
and scale of the development, and the land use
in different areas. All of these reserved matters
will comply with the parameters of development
authorised by the permission for the Outline
Proposals.
Detailed Proposals
The hybrid planning application also comprises
three other applications that are submitted as
Detailed Proposals relating to Plots A1, A2 and
K1. The Detailed Proposals will include details
of Access, Appearance, Landscaping, Layout and
Scale.
Bristish Land is seeking detailed planning
permission for the comprehensive redevelopment
of Plot K1 to provide residential homes (C3).
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1.6 What documents are being
submitted?

There is a suite of documents submitted for
the planning application. The Plot K1 planning
drawings are submitted for approval.
In addition to this, a number of technical
assessments are submitted to support the
Detailed Proposal, including the Environmental
Impact Assessment.
Finally, a Design and Access Statement (this
document) is submitted for the Detailed Proposal.
The role of the Design and Access Statement is
explained in this section.

Purpose of the Design and Access Statement
This Design and Access Statement has been
prepared in line with the requirements of Part
3, Section 9 of the Town and Country Planning
(Development Management Procedure) ( England)
Order 2015 (as amended), titled “Design and
Access Statements”.
The format and content of the Design and Access
Statement has been based upon the guidance
developed by CABE in their publication “Design
and Access Statements. How to write, read and
use them”. The Design and Access Statement
needs to explain • The evolutionary process of the development
and the thinking behind the final design
• How the design of the proposal has taken into
account the nature of the surrounding area and
how it helps improve the environment
• How the applicant has considered the access
arrangements and related policy, including how
disabled people, people with pushchairs and older
people use the building

18
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The document is arranged into the following
chapters:
Chapter 1: Introduction
Explains the vision for Plot K1 and the structure of
the application.
Chapter 2: Site context and analysis
Assessing the attributes of the physical, social,
economic and planning context which have guided
the design proposals.
Chapter 3: Design development and consultation
The consultation process that was undertaken in
developing and evaluating Plot K1.

fig.6
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Model concept studies of courtyard structure
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Chapter 4: The proposal
Explaining the principles of the design for
Plot K1 which underpin the proposal. The
principles are set out in sections on use and
amount, layout, access, scale, appearance and
landscape.
Chapter 5: Accessibility
Explaining the principles incorporated for
accessibility and inclusion with the proposal.
Chapter 6: Technical Considerations
A summary of the technical considerations
included within the proposal

1 Introduction

DOCUMENTS SUPPORTING
T H E A P P L I C AT I O N

Masterplan Outline Application

Plot A1 Detailed Application

1. Planning Application and CIL Forms
2. Planning Statement
3. Development Specification
4. Parameter Plans and Existing Site Plan
5. Design Guidelines
6. Design and Access Statement
Volume I – Masterplan
7. Design and Access Statement
Volume II – Public Realm
8. Transport Statement
9. Housing Statement
10. Sustainability Strategy
11. Energy Strategy
12. Utilities and Services Infrastructure Strategy
13. Site-wide Construction Management Plan
14. Illustrative Phasing Strategy
15. Statement of Developer Contributions / S106

26. Existing and Proposed Elevations, Sections,
Plans and Accommodation Schedule
27. Design and Access Statement
28. Transport Statement
29. Sustainability Strategy
30. Energy Strategy
31. Construction Management Plan
32. Internal Daylight and Sunlight Assessment

Heads of Terms
16. Statement of Community Involvement
17. Aviation Safeguarding Assessment
18. Radio and Television Interference Assessment
19. Canada Water Charter
20. Health Impact Assessment
21. Retail Statement
22. Culture Plan
23. Equalities Statement
24. Open Space Assessment
25. Arboricultural Impact Assessment
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Plot A2 Detailed Application
33. Existing and Proposed Elevations, Sections,
Plans and Accommodation Schedule
34. Design and Access Statement
35. Transport Statement
36. Sustainability Strategy
37. Energy Strategy
38. Construction Management Plan
39. Zone A: Public Realm Design and Access
Statement
Plot K1 Detailed Application
40. Existing and Proposed Elevations, Sections,
Plans and Accommodation Schedule
41. Design and Access Statement
42. Transport Statement
43. Sustainability & Energy Strategy
44. Construction Management Plan
45. Internal Daylight and Sunlight Assessment

1 Introduction

Environmental Statement
47. Volume I – Main Chapters
48. Non-Technical Summary (NTS)
49. Volume II – Technical Appendices
50. Volume III – Townscape, Built Heritage and
Visual Assessment

fig.7
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Model concept studies for the facade composition
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2 SITE CONTEXT
& ANALYSIS
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2 Site context & analysis

2.1 Site

LO C AT I O N

Plot K1 is located in Canada Water, in the northeastern corner of London Borough of Southwark,
and in close proximity to the river Thames.
The site is part of a wider masterplan proposal
(see Fig.9).

fig.8

KEY
PLOT K1 SITE BOUNDARY
C A N A D A W AT E R M A S T E R P L A N
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Southwark, London

2 Site context & analysis

fig.9

K1 site location, Canada Water, London
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2.2 Past

SITE HISTORY

Situated 4km from the City of London, Rotherhithe
was an outlying ecclesiastical parish until the
late Tudor period. The low farmland was prone
to flooding and the area was sparsely populated.
Cattle were sometimes landed here on their way
to the markets in London.

traffic from Scandinavia and the Baltic. The Russia
Dock, which the K1 site would have been adjacent
to, was built in the 1840s as an enlargement of the
Surrey Canal. Timber was the principle material
moving through this dock during its life. The basin
walls of the Centre Pond would have intersected
the site.

Seventeenth century

Post-World War II

Shipbuilding played an important part in the
development of the area. Numerous shipwrights
were established along the Thames to provide
boats to service the increasing trade with the
Americas. The expansion of such trade led to
the construction of the Howland Great Wet Dock
which became the Greenland Dock, the second
wet dock to be built in London.

The area was heavily bombed during World War
II, and by 1971 was no longer functioning as a
commercial docklands. After this, the Russia Dock
was filled in along with 90% of the other basins.
In 1981, the London Docklands Development
Corporation was established with the goal of
regenerating the area.

Early history

Industrial era
The wet docks were extended during the industrial
revolution, to accommodate expanded trade within
the British Empire, and an influx of commercial

fig.10
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Timber being unloaded at Russia Dock
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During the 1980s and 1990s, new housing
developments and large industrial units were
built around the K1 site, along with several
new schools including the Alfred Salter and St
Johns Catholic schools to the west and north
respectively.

fig.11

1990s residential development
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fig.12

Historical map from ca. 1805

fig.15

1705 image of Howland dock (Greenland dock today)

fig.13

Historical map from ca. 1882

fig.16

1958 aerial photograph of Greenland dock

fig.14

Historical map from ca. 1922

fig.17

1941 aerial photograph of Surrey docks
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2.3 Present

THE SITE TODAY

Site Location
Plot K1 is located north east of the town centre
area at Roberts Close. It is a short 10 minute walk
from Canada Water Station, and about 12 minutes
walk from Surrey Quays Station. The plot benefits
from being in close proximity to the existing
Russia Dock Woodland, two schools and other
amenities conducive to an attractive residential
neighbourhood. The plot has a PTAL rating of 4.

5
min

1

10
min

15
min

10
min

15
min

Existing Site
Plot K1 is approximately 0.36 hectares in area. It
is roughly rectangular with a leg projecting to the
south. The main rectangular portion is 61m wide
along Robert’s Close and 51m long across Russia
Walk. The projecting leg extends 25m further
south and is roughly 22m wide at its widest point.

2

fig.18

Access

Edward III’s
Rotherhithe
conservation
area

St Mary’s
Rotherhithe
conservation
area

Stave Hill
Ecological
park

The buried dock walls for the Centre Pond of
Quebec Dock intersect the site and the tunnels for
the Jubilee Line run approximately 20m below the
northern corner of the site.
The site lies at the end of Roberts Close which
is a cul-de-sac leading to a footpath connecting
through to Stave Hill and Russia Walk. The site
contains some self-seeded vegetation but is
otherwise vacant hard-standing. To the north is
St Johns Catholic Primary School and Our Lady
of the Immaculate Conception church; to the west
is Alfred Salter Primary School; to the south are
the London Square development, currently under
construction; and the L&Q development known
as Quebec Quarter which is partly occupied and
nearly complete. To the east is the Russia Dock
Ecological Woodland and Stave Hill Park.

Albion
Channel

Protected
View

fig.19
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Conservation and amenities

5
min

fig.20
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Southwark
park

Facilities
Educational facilities

Cultural Interest

Swimming / Leisure Centre

Health Centre

Library

Sports Centre
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KEY
PLOT K1 SITE BOUNDARY
C A N A D A W AT E R M A S T E R P L A N

River Thames

Canada Water Station

Ontario Point
Canada Water

Surrey Quays
Shopping Centre

Alfred Salter
School

Printworks
London
Square
Development
K1

L&Q’s Quebec
Quarter
Development
Russia Dock
Woodland

fig.21

Aerial view
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St Johns
Catholic
Primary School
and Our Lady of
the Immaculate
Conception
church
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THE SITE TODAY

Key:

Residential
(C3)

K1

Mixed Use
(A1/A3/C3)

Local Character
Until recently, the adjacent plots to the south
of the site were occupied by light industrial
enterprises, but both sites are currently being
redeveloped to provide new housing and
commercial space.
The immediate area to the north is characterised
by two-three storey residential properties from
the mid to late twentieth century. They are
designed around cul-de-sacs and surrounded by
private amenity areas which are generally fenced
on the street side. Many of the houses are of a
traditional vernacular style whilst others have
post-modern adornments and flourishes. There
are some early twentieth century and post war
estates further west towards the Canada Water
station.
The St Johns and Alfred Salter primary schools
are one to two storey pavilion structures set
within school grounds and fenced on all sides.
The Russia Dock Woodland, to the east, is a well
established parkland occupying the former dock
basin. Further south, there are the printworks and
industrial buildings which form the outer edge of
the masterplan and are also to be redeveloped.
The locality is quiet, with little road traffic,
relatively open and verdant. There is a diverse
community locally, from a range of cultures,
incomes and backgrounds. Many new residents
have moved to the area in recent years, drawn
by the good location, excellent transport links,
attractive character and open spaces. The area
around the K1 site is particularly attractive to
KEY

Community/
School

Mixed Use
(B1/C3)

fig.22

Land use

1-2 storeys

3-4 storeys

K1

5-6 storeys

7-8 storeys

6-10 storeys
TBC

fig.23

Building heights

0-40
NOx ug/m3

41-50

K1

51-60

61-70

PLOT K1 SITE BOUNDARY
70+

SW

C A N A D A W AT E R M A S T E R P L A N

fig.24
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Environmental quality

E
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fig.25

Archangel Street

fig.26

Alfred Salter primary school

fig.27

Russia Dock woodland

St Johns Catholic
Primary School
Our Lady of the
Immaculate
Conception
Church
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Site location
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NEIGHBOURS

Adjacencies with neighbours
Plot K1 is located on the edge of the Canada
Water masterplan, adjacent to Russia Dock
Woodland. The plot has a number of neighbours
with a variety of land uses, scales, and building
typologies.

K1
PLOT K1

RUSSIA DOCK WOODLAND &
S TAV E H I L L E C O LO G I C A L PA R K

A L F R E D S A LT E R
PRIMARY SCHOOL
C AT H O L I C C H U R C H & S T
J O H N S C AT H O L I C S C H O O L

LONDON SQUARE

‘QUEBEC QUARTER’

fig.29
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Key plan
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NEIGHBOURS

Russia Dock Woodland &
Stave Hill Ecological Park
The woodland presents a unique resource to the
local community. Although the park is relatively
new (established in the 1980s following the filling
in of the docks), the trees are well established.
It is a popular amenity for the local community,
an important ecological resource, and contains
well-used cycle and pedestrian routes for local
commuters.
The woodland also holds historical significance; it
was established as a replacement for the William
Curtis Ecological Park (now the site of City Hall
and Potters Fields Park), which was Britain’s first
urban nature park.

fig.30

Key plan

Responding sensitively to the woodland edge has
been a key design consideration throughout the
development of the proposals for Plot K1.

fig.31

33

Russia Dock Woodland

fig.32

Russia Dock Woodland boundary with the K1 plot
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NEIGHBOURS

Alfred Salter Primary School
The Alfred Salter Primary School is located to the
north-east of Plot K1. The school is fenced and a
large hedge conceals the running-track, facing
Robert’s Close.

Our Lady of the Immaculate Conception Church &
St Johns Catholic School
The church faces Russia Walk on the diagonally
opposing corner to Plot K1. The main entrance to
the church and the school is from St Elmos Road.

fig.33

Key plan

Considering sunlight and mitigating any negative
impacts on the surrounding buildings has been a
key consideration in developing the proposals for
Plot K1.

fig.34
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Alfred Salter Primary School

fig.35

Our Lady Catholic Church
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fig.36

St John’s Catholic School
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NEIGHBOURS

London Square Development
Adjacent to the K1 site at 24-28 Quebec Way,
planning consent (Ref:15/AP/2217) was granted in
2016 for demolition of an existing light industrial
building and redevelopment of the site to provide
a mixed-use building ranging from 4 to 7 storeys
plus basement comprising 94 residential units
and flexible commercial floorspace.
The development is currently being constructed by
London Square, and comprises a U-shaped block
with a seven storey corner and two lower wings
towards the park and Plot K1.

fig.37

Key plan

fig.38

Ground and First floor plans for the consented scheme

The building has been set back from the
ownership boundary by 4m (to the South-West
boundary of Plot K1).

fig.39

35

London Square development (currently under construction)
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NEIGHBOURS

‘Quebec Quarter’
Neighbouring Plot K1 to the south, and accessed
further along Quebec Way, the L&Q/Woodland
Views Ltd ‘Quebec Quarter’ development
comprises seven buildings, ranging in height
from four to six storeys, with the reduction in
height set towards the park.

fig.41

fig.40

36

Quebec Quarter development
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key plan
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THE SITE

02

01

The following pages contain photos taken
corresponding to the views shown in the key plan
to the right.

04
05
03

The site currently consists of hard-standing,
surrounded by a metal fence that encloses the
site.

KEY
PLOT K1 SITE BOUNDARY

fig.43
01

fig.42

Site location
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Key plan
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02

fig.44

Site location

03

fig.45

Site location

38

CANADA WATER Plot K1 / Design and Access Statement / May 2018

2 Site context & analysis

04

fig.46

Site location

05

fig.47

Site location
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PLANNING CONTEXT

London Plan (2016)

Draft New London Plan (2017)

Canada Water is identified in the London Plan
as an Opportunity Area, where development
proposals should seek to optimise residential and
non-residential densities, contain a mix of uses,
contribute towards meeting minimum guidelines
for housing and/or employment capacity, realise
potential to improve public transport accessibility
and support wider regeneration, as set out under
Policy 2.13.

The draft New London Plan was published for
public consultation in December 2017. The Plan
sets outs the strategic economic, environmental,
transport and social framework for London over
the next 20-25 years.

The Canada Water Opportunity Area is identified
as having an indicative employment capacity of
2,000 workers and could deliver a minimum of
3,300 new homes. The text in Annex One of the
Plan describes Canada Water as:
“Opportunity Area with good public transport
accessibility including stations on the Jubilee
and East London Line. The Area has significant
potential for mixed use regeneration on infill
sites and intensification of existing commercial
sites focussed on the transport interchanges and
the District shopping centre. Subject to retail
demand Canada Water may evolve to become a
Major town centre in the network and the scope
for a substantial increase in the minimum new
homes target and employment capacity should be
explored. There is also potential to develop a new
science cluster linked to an academic institution
(King’s College)”.
Canada Water is also identified as having the
potential to evolve into a Major Town Centre.
A Major Town Centre is defined as “typically
found in inner and some parts of outer London
with a borough-wide catchment. They generally
contain over 50,000 square metres (sqm) of retail,
leisure and service floorspace with a relatively
high proportion of comparison goods relative to
convenience goods. They may also have significant
employment, leisure, service and civic functions”.
40
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The strategic vision of the draft Plan seeks to
prioritise the development of Opportunity Areas,
brownfield land, surplus public sector land, sites
which are well-connected by public transport,
and small sites; whilst proactively promoting
higher density development in suitable locations.
Canada Water is identified in the draft Plan as an
Opportunity Area which is “ready to grow” with
the capacity to provide 5,000 new homes and
20,000 new jobs. Canada Water is also identified
as having the potential to become a Major Town
Centre.

2 Site context & analysis

Core Strategy (2011)
The Core Strategy seeks to create a new
destination around the Canada Water basin which
combines shopping, civic and leisure, business
and residential uses to create a new heart for
Rotherhithe.
Strategic Policy 3 of the Core Strategy states that
“Through the Canada Water area action plan, we
will enable the provision of around 35,000sqm of
additional shopping space and increased leisure
space at Canada Water to create a range of retail
opportunities and improve choice, particularly for
non-food shopping. Canada Water will become a
major town centre.”
Strategic Policy 5 sets a target of 2,500 net
new homes within the Canada Water Action
Area. Strategic Policy 6 requires the Canada
Water Action Area to provide a minimum of 875
affordable housing units between 2011 and 2026.
Policies within the Southwark Plan in relation
to Canada Water have been superseded by the
Canada Water Area Action Plan (2015). However,
the Saved policies of the Southwark Plan (April
2013) in regard to design, residential quality and
technical considerations have been considered
and have informed the proposed design. A full
assessment of the proposal against these policies
is provided within the supporting Planning
Statement.
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PLANNING CONTEXT

Canada Water Area Action Plan (CWAAP)
The CWAAP is a plan to regenerate the area
around Canada Water. The LDDC regeneration
of the area built 5,500 new homes, the shopping
centre and the Harmsworth Quays printworks.
The CWAAP sets the vision of future development
in the area and provides an opportunity to create
a new town centre for Rotherhithe, the local area,
and wider Southwark.
The area is suitable for redevelopment because
of its character, location, public transport
accessibility and opportunity and capacity for
growth.
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2 Site context & analysis

KEY
PLOT K1
P L A N N I N G A P P L I C AT I O N B O U N D A R Y
OPPORTUNITY AREA
C A N A D A W AT E R A R E A A CT I O N P L A N

N

Canada Water Opportunity Area and Canada Water Area Action Plan
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2.4 Future

EMERGING CONTEXT

Recent development

Masterplan

Outside the masterplan, there are a number of
recently completed developments, and buildings
under construction. These include Ontario Point, a
twenty seven storey tower adjacent to the station,
and several apartment blocks along Surrey Quays
Road, which are six to eight storeys in height, with
enclosed courtyards and communal amenities.
There are some retail uses at ground facing onto
main roads but otherwise they appear residential
in character.

The Canada Water Masterplan comprises
the Surrey Quays Shopping Centre, former
Harmsworth Quays Printworks and Surrey
Quays Leisure Park sites, former Dock Offices
Courtyard, former Rotherhithe Police Station and
the site at Roberts Close. The masterplan will see
the heart of the former Surrey Commercial Docks
revitalised, to create a vibrant, inclusive, mixeduse urban centre.
The K1 development site is an important outlier
to the main development, offering a mix of
apartment typologies that benefit from an
excellent location and aspect.

fig.48
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Ontario point tower

fig.49

London Square development
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fig.50

Quebec Quarter development

2 Site context & analysis

A2

A1

CANADA
WATER
MASTERPLAN

K1

fig.51

Masterplan visualisation with Plot K1 in context
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2 Site context & analysis

2.5 Constraints

SITE

There are a number of constraints that dictate the
development parameters of Plot K1.
•

46

There is limited vehicle access to, and around,
Plot K1. The only road is Roberts Close which
is located to the north west of the site, and
terminates at Russia Walk - a pedestrian route
connecting Archangel Street and the woodland.
The planning of the site will need to be developed
to account for refuse vehicle, servicing and
emergency vehicle access. Construction logistics
will also be considered and are reflected in the
Plot K1 Constuction Management Plan (CMP).

•

The Jubilee Line (Fig.50) runs through the
northern corner of the site at a depth of
approximately 20m. Fibre optic cables also
follow the line of the tunnels. This will need to
be considered in terms of the building footprint,
excavation and foundation design

•

The old Centre Pond docks walls (Fig.50) intersect
the site at an unknown depth and location. This
will need to be considered in terms of the building
footprint, excavation and foundation design, also.

•

There are foul and storm water drains (Fig.50)
running through parts of the site.

•

There are existing trees in proximity to the
southern and eastern boundaries of the site.
These have been identified and classified in the
masterplan tree survey and their canopy and
root protection zones have been identified. The
building footprint will need to be considered in
relation to these trees.

•

The adjacent London Square development is
set back 4m from the western boundary, with
two secondary windows to living areas and one
primary window to a bedroom facing the site. The
Plot K1 footprint will need to account for issues of
adjacency and privacy.

CANADA WATER Plot K1 / Design and Access Statement / May 2018

LOCALITY

•

To the south of the site is an established woodland
and park, providing a public amenity and open
space, and a habitat for wildlife. The scale and
form of the proposal will need to consider its
impact on the woodland and park.

•

There is a mix of building height in the
surrounding area ranging from schools and
single-family dwellings of 1-3 storeys to newer
apartment blocks up to 7 storeys in height. The
proposal will need to be sympathetic to the
character of the immediate and wider area.

2 Site context & analysis

A

C

4

B
1

2

3

fig.52

Access

fig.53

The site has limited vehicular access, only served by
Robert’s Close, which is a Cul-de-Sac.

Buried constraints

The site has a number of buried constraints as indicated
above; the Jubilee Line (1) historical centre pond dock
wall (2) Foul drainage (3) and Fibre optics cables (4)

4m

Cat. C
tree
Cat. B
tree

Root
protection
zone

fig.54

Tree constraints

The site borders the Russia Dock Woodland to the
South-West. A high-level arboricultural survey has been
completed, indicating no negative impact on tree roots,
with more detailed surveys also commissioned.
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fig.55

Adjacencies

The London Square development has been built 4m from
the site boundary, with some windows facing onto the
site.

2 Site context & analysis

2.6 Opportunities

SITE OPPORTUNITIES

BRIEF

The brief for Plot K1 is to deliver a residential
building of high design quality, befitting of its local
context, to meet the need for new homes with an
emphasis given to how people will live and enjoy
these homes. The building should have an identity
and character and instil a sense of pride and
ownership for those who will call this block their
home.
The proposal should seek to provide dwellings
that are planned accordingly, with internal
layouts that have been choreographed to their
use, including generous entrance areas and
storage; dual aspect plans with good daylighting
and ventilation; and private and shared amenity
areas that offer privacy and inspire community,
respectively.
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•

The site has an open south eastern aspect. The
footprint, massing and orientation of apertures
and balconies should take advantage of this
condition.

•

There are potential long-distance views west to
the City of London and east to Canary Wharf and
Greenwich.

•

The site is adjacent to the Russia Dock Woodland
and Stave Hill Ecological Park. The development
of the site should take advantage of this proximity,
providing visual connections between the two.

•

The proximity of the London Square development
offers the opportunity to create an access mews
along the boundary, in the tradition of 17th and
18th century London housing.

•

Roberts Close and Russia Walk border the site.
Both are already used regularly by pedestrians.
The proposal can contribute to an improved
relationship and activation of Robert’s Close,
enhancing passive surveillance and creating
active frontage to these routes.

2 Site context & analysis

City

Wo
Woodland
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fig.56

Sunlight opportunities

fig.57

View opportunities

fig.58

Green connection opportunities

fig.59

Pedestrian activation opportunities

fig.60

Access route opportunities

fig.61

Adjacency opportunities
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2 Site context & analysis

LOCALITY

•

The local area is residential in character with
excellent facilities suited to families. The proposal
should seek to knit into, and compliment, this
character.

•

Create a distinctive and responsive massing that
mediates the changes in scale of the surrounding
buildings.

•

Create an easily accessible, serviceable and
maintainable building by responding positively to
the constraints inherent in the site position.

•

The site has three important corners in terms of
visibility: one corner is adjacent to the London
Square development, another is at the junction
between Roberts Close and the pedestrian Russia
Walk, and one is at the edge of the woodland. All
will be visual markers along key routes.

KEY
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PEDESTRIAN ROUTE

SCHOOL

MASTERPLAN BOUNDARY

DOCTOR

SITE BOUNDARY

LIBRARY

SIGNIFICANT CORNER

PA R K
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Russia
Dock
Woodlands
K1

Park

Canada Water Station

Canada Water

Park

Park

Park

Greenland Dock

Southwark Park

Surrey Quays Station

fig.62

Plot K1 in context
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LOCALITY

Green spaces
The local area is rich in publicly accessible open
spaces with the site lined on the east side by
Russia Dock Woodland.
Russia Dock Woodland was planted over thirty
years ago as a replacement for William Curtis
Ecological Park, Britain’s first urban woodland,
when the land was returned to its owners. As an
undeveloped area, the woodland is valued for
its amenity and habitat value of the existing tree
stock.

Play Provision
The neighbourhood accommodates a range of
existing and proposed play provision. These are
indicated on the adjacent plan.

KEY
1 . K I N G ’ S S TA I R ’ S G A R D E N S
2. S O U T H WA R K PA R K
3 . S O U T H W A R K AT H L E T I C S C E N T R E
4 . C A N A D A W AT E R
5. DEAL PORTER’S WALK
6. RUSSIA DOCK WOODLAND
7 . S TAV E H I L L E C O LO G I C A L PA R K
8. BACON’S COMMUNITY SPORTS CENTRE
9. M AY F LOW E R PA R K
10. ST PA U L S’ S P O RT S G RO U N D
1 1 . L AV E N D E R P O N D N AT U R E R E S E R V E
12. DURRANDS WHARF AND OUTDOOR GYM
1 3 . S U R R E Y D O C K S FA R M
14. KING GEORGE’S FIELD
15. SURREY DOCKS ADVENTURE PLAYGROUND
16. P L AY S PAC E I N M A P L E Q U AYS
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10

11

19
18
12
17

15

11
16
116

1
14

14

12

13
115

fig.63
fig.64

Green spaces and community play provision
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3 DESIGN
OBJECTIVES &
EVOLUTION
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3 Design objectives & evolution

3.1 Design Objectives

BRIEF

Duggan Morris were appointed in June 2017 to
design a new residential development, including
landscape and amenity space, on Plot K1 in the
Canada Water masterplan.
The brief is to provide high quality residential
homes which will be delivered in the first Phase
of the Masterplan and be designed to a detailed
level. The development should be inclusive
and cater for all ages. We were tasked with
developing residential typologies and a general
arrangement that addressed these requirements,
and the particular conditions of the site.
Our responses to the brief were strongly informed
by the unique setting, adjacent to the Russia
Dock woodland and in the location of a historical
industrial dock. Connecting to the landscape has
therefore been central in the development of the
project.
fig.66

Big Yard, Zeltner Strasse, Berlin
Illustrating relationship to courtyard landscape

fig.65

Providing quality private and shared outdoor amenity
spaces (Accordia housing, Cambridge)

Project Aspirations

56

•

High quality homes that offer a range of
apartment sizes, catering for inclusiveness
and flexibility of use

•

All homes dual aspect, 100%

•

Providing quality private and shared outdoor
amenity spaces

•

Enhancing visual and physical connections to
the landscape

•

Engendering a sense of community

•

Contextual building with a domestic
scale

•

Sustainable and healthy dwellings

CANADA WATER Plot K1 / Design and Access Statement / May 2018

3 Design objectives & evolution

fig.69

Sketch ‘Modern family living’ from Duggan Morris Architects’ urban housing research book

fig.67

Unité d’habitation, Marseille
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fig.68

Unité d’habitation, Marseille

fig.70

Accordia housing, Cambridge

3 Design objectives & evolution

3.2 Design evolution
and consultation

DESIGN EVOLUTION

Footprint development
The building footprint has been set with
consideration to the following:
1.

1

Maximising the development area to optimise
the delivery of new homes.

2.

Alignment to existing street conditions.

3.

Providing defensible space to ground floor
homes in the form of gardens and/or planting.

4.

Setting back from the boundary to reduce the
risks of interference with neighbouring trees
and root protection zones.

5.

Offering a sensitive distance from the
neighbouring London Square development
(10m distance between façades).

6.

Creating an access route/mews and creation
of wheelchair dedicated car parking spaces
on site.

7.

Optimum block depths to create apartments
that can be effectively planned.

8.

Introduction of a generous courtyard to
maximise daylighting and privacy, and
create an open space at the heart of the
development.

Plot
K1

4

9.

1.5m

7

Enhancing visual connections to the Russia
Dock Woodland.

eq.
eq.

fig.71
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Footprint constraint diagrams

eq.

3 Design objectives & evolution

2

3
2m
Street edge

Defensible
space

6

5
4m 6
6m

Mews

9

8

Courtyard

23m sq.

Visual connection
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3 Design objectives & evolution

DESIGN EVOLUTION

Massing development

1

The building massing responds to the following:
•

(1)The massing is informed by the emerging local
context, the need to optimise housing, and respect
existing viewpoints. This has informed a proposal
for a part 5 storey, part 6 storey building on the K1
site.

•

The adjacency of the Russia Dock Woodland
necessitates a reduction to five storeys for the
majority of the building, to reduce its visibility
from the park.

•

The Roberts Close facade should have a set back
to reflect the lower lying context of the schools
and residential properties nearby.

G
G+5

2
G+4
G
G+5

G+4

Preliminary Shadow Studies (adjacent page)
Studies were undertaken to ensure that the
proposed massing mitigates negative impact on
the surrounding neighbours as much as possible.
The orientation also ensures optimal relationships
to the woodland.

3

fig.72
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Massing development diagrams

3 Design objectives & evolution

09:00

12:00

15:00

09:00

12:00

15:00

09:00

12:00

15:00

Winter

Equinox

Summer

fig.73

Shadow path diagrams
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CONCEPT

Threshold between urban & natural environments
The site’s location, at the junction between the
urban and natural environments, should be
expressed within the architecture of the building.
The outer urban edge will reflect the heavier
nineteenth century brick heritage of the area, whilst
the inner courtyard, which faces the woodland, will
be more filigree and composed of a lighter material
palette sympathetic to the trees and vegetation.

fig.74

Historic heavy brick docklands architecture and infrastructure

fig.75

New parks, woodland and lighter natural landscapes
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fig.76

Concept plan sketch

3 Design objectives & evolution

OPTIMISING ASPECTS

Flats on levels 1-5 will be accessed from a
shared external gallery wrapped around the
inside of the courtyard. The gallery will allow for
100% of the flats in the building to be true dual
aspect with light and air from both sides of the
flat. The gallery will also incorporate defensible,
private amenity space for flats, creating a zone
for interaction, engagement, and communitybuilding.

fig.77
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Aspect views on a typical floor
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Summary of benefits of gallery access layout

•

All apartments offer dual aspect

•

Views out to the woodland

•

Relationship to a large central courtyard
(accessible for play and shared amenity)

•

Front door to the outside (fresh air)

•

Good natural ventilation

•

Communal ownership

•

Passive surveillance

fig.78

Model studies testing exterior & courtyard façades
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A RT I C U L AT I O N

The primacy of the building form needs to be
refined in order to relate it more sympathetically
to the adjacent context.

When facing onto the woodland, the widths of
each block have been carefully set to lessen
their profile and correspond to the other
buildings around the park.

Inset balconies are used to break up the massing
at the corners, blurring the building edge and
offering great views.

A deck access strategy allows for 100% dual
access apartments. The deck provides the more
filigree element to compliment the woodland,
whilst also offering amenity space for residents
with views onto the landscape.

Articulation and patternation is applied to street
facing brickwork façades, in order to provide
horizontality and reference points of a human
scale.

2.3m

RUSSIA
DOCK
WOODLAND

10.9m
22.5m
3m

25m

13.5m

18.5m

27m
18.5m
17m

C A N A D A W AT E R
MASTERPLAN

16.7m
23.5m
13.5m

fig.79

Woodland edge building profiles
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fig.80

Corner and balcony articulation to the street

fig.81

Horizontal and inset brick patternation

fig.82

Deck access and amenity space overlooking landscape
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C O N S U LTAT I O N

Pre-application meetings
Five pre-application meetings have been held with
London Borough of Southwark planning authority
prior to the submission of the application. The
scheme has been developed accordingly to
address issues raised in these meetings. The
following summarises the outcomes of each
meeting and changes to the scheme.

Pre-App 01 - 27.09.2017
Homes:
Habitable Rooms:

100
280

Positive Characteristics
•
100% dual aspect
•
Standardisation of unit types
•
Straight party walls
Considerations for improvement
•
Access and refuse strategy
•
Structure not stacking
•
Building close to site boundary

Pre-App 02 - 01.11.17
Homes:
Habitable Rooms:

87
298

Characteristics
•
100% dual aspect
•
Standardisation of unit types
•
Straight party walls
Considerations for improvement
•
Access and refuse strategy
•
Structure not stacking
•
Low standardisation of unit types
•
Building close to site boundary
•
Disabled parking strategy (outside site)
•
Increased number of family homes
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Pre-App 03 - 22.11.17
Homes:
Habitable Rooms:

80
272

Characteristics
•
100% dual aspect
•
Access and refuse strategy improved
•
Structure stacking
•
Private amenity strategy (deck+balconies
•
Site edge offset
•
Disabled parking strategy
Considerations for improvement
•
Refuse strategy requires truck on site
•
Low standardisation of unit types
•
Reduced courtyard width
•
Reduction in homes and habitable rooms
•
Height to Roberts Close

Pre-App 04 - 13.12.17
Homes:
Habitable Rooms:

84
259

Characteristics
•
100% dual aspect
•
Simplified access and refuse strategy
•
Structure stacking
•
Private amenity strategy (deck+balconies)
•
Standardisation of unit types
•
Straight party walls
•
Reduced block depth & wider courtyard
•
Site edge offset of 1.5m minimum
•
Disabled parking strategy
•
Reduced massing height to southern portion
of the site (1.5 storey plant room)
Considerations for improvement
•
Perceived height to Roberts Close
•
Set-back to Robert’s Close

Pre-App 05 - 19.01.18
Homes:
Habitable Rooms:

84
255-261

Characteristics
•
100% dual aspect
•
Top floor set-back of 2.3m from Roberts Close
•
Top floor gables recessed by 0.1m
•
Structure predominantly stacking
•
Material palette developed
•
Visualisations presented
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P U B L I C C O N S U LTAT I O N

Consultation on the masterplan started in
Spring 2014, at that point just on the Printworks
site and including the site at Robert’s Close.
Through the years, from establishing the
principles to more reviewing and revising draft
masterplans community input has helped inform
the masterplan design and subsequent detailed
building design. The character of the buildings,
the relationship to public space and relevance to
the local area and unique characteristics were
some of the key priorities. Therefore, in July and
December 2017, we (British Land) held a number
of specific events to explore in more detail what
can make the design of the buildings and public
spaces feel accessible, welcoming and unique
to the area. The outline proposals for the site at
Robert’s Close have been consulted on as part of
the overall masterplan, which over 10,000 people
have been involved with through over 100 events.
In January 2018, the proposals for Plot K1 were
shared as part of the Developed Masterplan
& Detailed First Plots exhibitions. Five openexhibitions were held at the CWM Hub in Surrey
Quays Shopping Centre, with an additional two
mini-exhibitions at Silverlock Hall and Mayflower
TRA. Further to this, three pop-ups were held
in the area, including at Canada Water Station,
to share the information and signpost the main
exhibitions.
All feedback is transparently analysed and
compiled as part of the Statement of Community
involvement and will be considered alongside the
planning application and subsequent Statutory
Consultation. Please see a headline summary
of feedback on the Plot K1 proposals here; full
details of all stages of consultation and findings
can be found in the Statement of Community
Involvement.
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General responses to Plot K1 proposals
From the 278 feedback forms received 174
people responded to this question. Of those
who responded 57% were supportive, 15% had
concerns and 28% were neutral / didn’t know.
Overall the proposal for this building was
received very well, with the majority of
comments in favour of building design. It was
felt that the building blends well with the
surrounding area in terms of its design, use
of materials and proportions. Use of brick
and scaling were highlighted as positive. The
majority also felt that the building responded
sensitively to the adjacent Russia Dock
Woodland. There were supportive comments
on minimised parking, appropriate use of
land in a good location and the sustainable
approach to the building.
There were a few concerns that the design
is too generic and it doesn’t match the
surroundings, as well as a few comments that
the building is located too close to Russia Dock
Woodland. There were also a few comments
that there should be houses on this site, not
apartments. Some comments suggested that
the site should be kept as an open space for
the public or include a public route through
to Russia Dock Woodland. There were also a
small number of concerns about the building
height and that there wasn’t enough resident
car parking.

3 Design objectives & evolution

Plot K1
Summary of concerns

Summary of positive comments

Overall (7)
Building design (7)
Heights (4)
No need for more residential (4)

Building design (18)
Heights (11)
Overall (5)

Plot K1

KEY
Strongly support
Support
Neutral / don’t know
Don’t support
Strongly don’t support
No answer

fig.83

Consultation event photographs
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Suggestions (singular)
Keep the site open
Access to Russia Woodland
Design
Figures are numbers of comments received
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4 PROPOSED
SCHEME
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4 Proposed scheme

4.1 Use & Amount

Plot K1 is a part 5-storey, part 6-storey residential
(C3) development. It consists of 84 homes
with a mix of unit sizes ranging from family
accommodation to one-bedroom flats. In total
the development provides 5873 m2 (63216 ft2) of
residential accommodation. The proposal includes
9 wheelchair adapted homes; just over 10% of a
total of 84.
The design has responded to the site constraints
and opportunities, wider masterplan principles
and specific plot brief to yield the following
accommodation schedule:

Unit Schedule PLANNING
A249-10.05
Project:
Job no.

Apartment types
1 bedroom
2 bedroom
3 bedroom

Plot K1 Canada Water
A249

Type
1B/2P
2B/3P
2B/4P
3B/4P
3B/5P

Total dwellings

Parking Provision
Wheelchair accessible dwellings
Blue badge Car Spaces
Motorcycle Parking
Cycle Parking

%Mix / Units
24
15
11
24
10
84

Sub-total

Page
Source

29%
18%
13%
29%
12%
100%

9
4
0
144 long stay / 4 short stay

ΎdŚĞŶƵŵďĞƌŽĨŚĂďŝƚĂďůĞƌŽŽŵƐŚĂƐďĞĞŶĐĂůĐƵůĂƚĞĚŝŶĂĐĐŽƌĚĂŶĐĞǁŝƚŚƚŚĞ>ŽŶĚŽŶWůĂŶŵĞƚŚŽĚŽůŽŐǇ͘
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Total HAB rooms*
48
45
33
96
48
270

Refuse store
Plant space

1 of 1
DMA

4 Proposed scheme

Ground floor

First floor

Second floor

Third floor

Fourth floor

Fifth floor

fig.84

Unit Mix plans
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4.2 Scale

IN CONTEXT

•

The scale of the proposal has responded to the
existing and emerging site context. The diagrams
in the previous chapter established the key
parameters:

•

The southern tips of the two arms of the scheme
facing Russia Dock Woodlands are limited to
10.9m in width to further reduce the presence of
the building within the park.

The building is six storeys at its maximum
height, reflecting the heights of the adjacent
developments under construction, the need for
provision of new homes, and Canada Water’s
designation as an opportunity area.

•

The top floor of the proposal also has a set back to
Roberts Close, reflecting the lower lying context of
the schools and residential properties nearby.

•

The scheme steps down one storey towards the
Russia Dock Woodland.

•

The scheme is set back from the boundary, as
described in section 3.2.

fig.85

Isometric view
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Following these parameters, the proposed
building embeds itself into the local context and
provides a positive addition to the street scene.

4 Proposed scheme

View looking south along Roberts Close

RUSSIA DOCK
WOODLAND
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fig.86
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fig.87

Key plan
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4 Proposed scheme

4.3 General Arrangements

GROUND FLOOR

The ground floor contains the main entrances to
each core, accessed directly off Roberts Close.
Convenient facilities for cycle storage and refuse
drop-off and collection, are located adjacent to
and accessible from these cores. Additional cycle
storage is located under a canopy in the courtyard,
with short-stay sheffield stands for visitors
located outside the entrance along Roberts Close.

KEY:

SITE BOUNDARY

1 B E D ROO M A PA RT M E N T

2 B E D ROO M A PA RT M E N T

For reasons of safety and accessibility the
dwellings at the ground floor have been primarily
dedicated to fully wheelchair-enabled units. For
convenience, ground floor units on the southwestern and north western wings can be entered
both from inside the courtyard as well as from the
mews and Robert’s Close. These units also have
the easiest and most convenient access to the
four disabled parking spaces on site.
The courtyard provides a strong connection to
the woodland, and offers amenity, landscape and
play-space at the heart of the site.
The proposal maximises the amount of active
frontage to Roberts Close and Russia Walk by
removing the plant space and its accompanying
service access requirements from the main
building, and locating it away from the street.
The mechanical and electrical plant equipment is
housed in a separate single-storey building in the
southern leg of the site.

3 B E D ROO M A PA RT M E N T

BICYCLE STORAGE
(4# MOBILITY SCOOTER STORE)

REFUSE STORE

PLANT ROOM

1.

MEWS

2.

CO U RT YA R D / P L AY-S PAC E

3.

D E F E N S I B L E S PAC E

4.

COMMUNAL ACCESS ZONE

5.

A M E N I T Y S PAC E

6.

B LU E BA D G E CA R PA R K I N G

BUILDING ENTRANCE

DWELLING ENTRANCE
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Roberts Close

3

4

3

4

GL+ 6020

3
GL+ 6020

Russia Walk

London Sq.
Development

2

6

Russia Dock Woodland

fig.88

Ground floor plan
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TYPICAL FLOOR

The typical floor contains sixteen dwellings,
fourteen of which are deck accessed. There are
two lift-cores and four staircases, two of which
are external.

KEY:

SITE BOUNDARY

The access deck is sized to accommodate
amenity space for each of the 1 and 2-bed
dwellings. It also has light-wells cut into it to
maximise the daylighting penetrating through to
each apartment.

1 B E D ROO M A PA RT M E N T

2 B E D ROO M A PA RT M E N T

3 B E D ROO M A PA RT M E N T

At each external corner, there are inset corner
balconies. Additional projecting balconies face
onto the mews and Roberts Close, these are
associated with the larger three-bedroom
dwellings.

BICYCLE STORE

REFUSE STORE

PLANT ROOM

1.

MEWS

2.

CO U RT YA R D / P L AY-S PAC E

3.

D E F E N S I B L E S PAC E

4.

COMMUNAL ACCESS ZONE

5.

A M E N I T Y S PAC E

6.

B LU E BA D G E CA R PA R K I N G

BUILDING ENTRANCE

DWELLING ENTRANCE
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FFL+ 9595

FFL+ 9595

5
5

Brown/green roof over bicycle canopy

Brown/green roof

Louvred roof

fig.89

Typical floor plan (1st-4th)
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TOP FLOOR

The top floor is significantly reduced in area. The
massing steps down to the south towards Russia
Dock Woodland, and a setback along Robert’s
Close to reduce the mass of the building.

KEY:

SITE BOUNDARY

There are eight dwellings, four of which are
deck accessed, the others are accessed directly
from the cores. There are two lift-cores and two
staircases. Amenity space for each dwelling is
provided by the set back to Roberts Close.

1 B E D ROO M A PA RT M E N T

2 B E D ROO M A PA RT M E N T

3 B E D ROO M A PA RT M E N T

The top floor access deck has larger light-wells
cut into it, to improve daylighting to the floors
below.

BICYCLE STORE

REFUSE STORE

Brown roofs are proposed, to allow for low
maintenance and natural vegetation.
PLANT ROOM

1.

MEWS

2.

CO U RT YA R D / P L AY-S PAC E

3.

D E F E N S I B L E S PAC E

4.

COMMUNAL ACCESS ZONE

5.

A M E N I T Y S PAC E

6.

B LU E BA D G E CA R PA R K I N G

BUILDING ENTRANCE

DWELLING ENTRANCE
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5

FFL+ 22420

fig.90

Fifth floor plan
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4.4 Access

GROUND FLOOR

The two main, shared entrances to the block are
located on Roberts Close with direct access to
the cores and the internal courtyard. Post boxes
are located within each of the two lobbies. Cycle
storage and rubbish drop-off are also located
adjacent to the lobbies for convenience. Flats
located along the mews have the opportunity to be
accessed directly at ground level.

KEY:

SITE BOUNDARY

BICYCLE STORE

REFUSE STORE

Bicycle Storage
Covered and secured Sheffield stand bicycle
stands are accessed from the courtyard or the
mews. Further storage is located within the body
of the building, close to each communal entrance.
144 cycle spaces are provided in total, which is in
accordance with the London Plan (2016). There
are 4 additional short stay spaces provided near
entrances on Robert’s Close.

PLANT ROOM

S TA I R

LIFT

LOBBY

C I R C U L AT I O N / E S C A P E

Servicing & Waste
The refuse stores are accessed from Roberts
Close, with a drag distance of under 10m. The
refuse stores are in close proximity to the cores to
reduce resident horizontal travel distances.
The plant building is infrequently accessed by
vehicular traffic. Vehicle access is via the mews.
The mews also provides access to the dedicated
wheelchair user car parking at the southern
corner of the site, with an enlarged turning point
at its end. Please refer to the Plot K1 Transport
Statement, prepared by Arup.

LIGHT-WELL

R E F U S E D R A G D I S TA N C E

ESCAPE/COURTYARD ACCESS

VEHICLE ACCESS

BUILDING ENTRANCE

DWELLING ENTRANCE

Fire Escapes
On a typical floor, deck access provides circulation
and escape to the two cores, and two external
escape stairs.
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Roberts Close

<10m

<10m

61

Russia Walk

Mews

London Sq.
Development

Russia Dock Woodland

fig.91

Access diagram, ground floor
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TYPICAL FLOOR

The two communal cores each contain a lift
and staircase. Corner apartments are accessed
directly off these cores, with all other entrances
to homes accessed via the access gallery
overlooking the courtyard.
Every effort has been made to connect private
amenity areas with primary living spaces
wherever possible.
All apartments have a water meter accessed from
the gallery via the private amenity area, next to
the door.

KEY:

SITE BOUNDARY

BICYCLE STORE

REFUSE STORE

PLANT ROOM

S TA I R

Fire Escapes
On a typical floor, deck access provides circulation
and escape to the two cores, and two external
escape stairs.

LIFT

LOBBY

C I R C U L AT I O N / E S C A P E

LIGHT-WELL

R E F U S E D R A G D I S TA N C E

ESCAPE/COURTYARD ACCESS

VEHICLE ACCESS

BUILDING ENTRANCE

DWELLING ENTRANCE

NEW FENCE LINE
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DN

UP

fig.92

Access diagram, typical floor
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SECURITY

It is important that the development creates
a positive aspect from all directions. Careful
consideration has therefore been given to
ensure that the scheme offers an inclusive,
safe, welcoming and secure experience for both
residents and passers-by.

KEY:

2 . 4 M TA L L F E N C E
LOW BRICK GARDEN WALL
WITH BALUSTRADE TO 1.8M
LOW BRICK PLANTER WALL

Fence
Views into and out of the woodland should be
as open and unobscured as possible. A fence
- articulated in the same language as the
balustrade - is therefore proposed to define the
site boundary and close off the courtyard.

Defensible planters
This fence then transforms to a low wall with
balustrade railing to define private defensible
space and back gardens facing Russia Walk.

Vehicular access gate
A gate is proposed to close off the mews access
from Roberts Close. This responds to the
neighbouring servicing access road, and allows
for secure access to potentially vulnerable
residents in the fully accessible homes on the
south-west leg.
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EXISTING BOUNDARY TO
LONDON SQ.
PROPOSED BRICK WALL
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Roberts Close

61

Russia Walk

Mews

London Sq.
development

Russia Dock Woodland

fig.93

Access diagram, ground floor
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GALLERY ACCESS

Plot K1’s access strategy utilises an innovative
external gallery wrapped around the inside of the
courtyard. The deck accommodates a 1200mm
wide circulation zone, and private amenity space
for smaller homes. Light wells (or amenity)
create a continuous buffer between the shared
circulation and homes.

3m

ÙH
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There are numerous benefits to incorporating a
gallery accessed approach in the context of Plot
K1:
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•

Offering delightful views to the woodland

•

Reflecting as much light as possible into the
building

•

Defining private amenity with views over a
central courtyard, and with opportunities for
meeting neighbours

•

Providing a sense of identity & community

•

Incorporating a domestic scale into the public
circulation

•

Defining public access walkways

•

Providing a sense of privacy without enclosing

•

A lightweight deck structure
(supported by the building)

•

Avoiding long, enclosed, internal corridors

1.8m

1.2m
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C I R C U L AT I O N

Access to and from your home becomes delightful
with views of the woodland, courtyard and
opportunities to meet neighbours. The galleries
become strong architectural features of the
building.

fig.97

fig.98

Development sketch of deck access proposals with views to the woodland
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Delicate balustrading. Immeuble
Less, Paris.
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FRONT DOORS

Generous light wells and front door amenity
spaces provide a buffer between private windows
and public access galleries.

fig.99

Example of defined private amenity facing an access gallery
with defined front doors, Ijburg,The Netherlands

fig.100 Development sketch of front door with private amenity area provided on the deck

90

CANADA WATER Plot K1 / Design and Access Statement / May 2018

4 Proposed scheme

P R I VAT E A M E N I T Y

These ‘buffers’ also encourage a sense of
community, passive surveillance and sense of
identity.

fig.101 Example of defined private amenity area, Dalston.

fig.102 Development sketch of front door with private amenity area provided on the deck
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4.5 Apartment Layouts

FA M I LY H O U S I N G

Design principles
Research into family housing and modern urban
living has informed the design of each apartment,
particularly the larger three bed units. The
apartments all meet or exceed the London Plan
Housing SPG guidelines.
The following design principles have been set:
•

All homes offer dual aspect (100%).

•

Communal deck access (1).

•

Covered private amenity space prior to entering
your front door (2).

•

Generous entrance areas immediately inside
- for hanging coats, placing shoes, and storing
umbrellas, buggies and strollers (3).

•

Isolated utility/storage rooms with space for a
washing machine.

•

Master bedroom/majority of bedrooms located
away from living areas, accessed via a corridor, to
increase privacy (4&5).

•

Bathroom located at the centre of the plan (6).

•

Kitchens will have the ability to be separated (7).

•

One bedroom to be connected to the living room,
so that it can be used as a flexible space as a
family grows, and contracts.

•

Open plan living and dining space, connected to a
private amenity space

•

Additional supplementary private amenity space
for larger family apartments.

fig.104 Deck access and entrance area (1&2)

fig.105 Model of a private, quiet master bedroom (4&5)

fig.103 Family living room (9) connecting to balcony (10)
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10

8
9

7
6

4
5

3

2

1

fig.106 Unit layout diagram
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M4(3) WHEELCHAIR USER LAYOUTS

GROUND FLOOR

fig.107 One bedroom / two person / WHC

GROUND FLOOR

fig.108 Two bedroom / three person / WHC Type 1
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M4(3) WHEELCHAIR USER LAYOUTS

GROUND FLOOR

fig.109 Two bedroom / four person / WHC
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M4(3) WHEELCHAIR USER LAYOUTS

GROUND FLOOR

fig.110 Two bedroom / three person / WHC Type 2
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M4(3) WHEELCHAIR USER LAYOUTS

GROUND FLOOR

fig.111 Two bedroom / four person / WHC
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M 4 ( 2 ) A C C E S S I B L E A N D A D A P TA B L E U N I T L AY O U T S

GROUND & TYPICAL FLOOR

fig.112 One bedroom / two person

GROUND & TYPICAL FLOOR

fig.113 Two bedroom / three person / Type 1
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M 4 ( 2 ) A C C E S S I B L E A N D A D A P TA B L E U N I T L AY O U T S

TYPICAL FLOORS

fig.114 Three bedroom / five person
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M 4 ( 2 ) A C C E S S I B L E A N D A D A P TA B L E U N I T L AY O U T S

TYPICAL FLOOR

fig.115 Three bedroom / four person / Type 1

TYPICAL FLOORS

fig.116 Two bedroom / four person
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M 4 ( 2 ) A C C E S S I B L E A N D A D A P TA B L E U N I T L AY O U T S

TYPICAL FLOOR

fig.118 Three bedroom / four person / Type 2

TOP FLOOR

fig.117 Two bedroom / three person / Type 3
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M 4 ( 2 ) A C C E S S I B L E A N D A D A P TA B L E U N I T L AY O U T S

TOP FLOOR

fig.119 Three bedroom / five person
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M 4 ( 2 ) A C C E S S I B L E A N D A D A P TA B L E U N I T L AY O U T S

TOP FLOOR

fig.120 Two bedroom / three person / 2Type 2
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LIVING ROOM

FOURTH FLOOR

KEY FEATURES
1 . L A R G E F U L L - H E I G H T G L A Z I N G C O N N E C T I N G T O B A L C O N I E S I N L A R G E R FA M I LY H O M E S
2. FLEXIBILITY OF LAYOUTS
3. GENEROUS WINDOWS OFFERING EXCELLENT VIEWS
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BEDROOM
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4.6 Appearance

COMPOSITION

The façades have been designed to respond
closely to the adjacent park, the wider context
and the rich history of the site. The composition of
the façades is the result of a rigorous analysis of
proportions and internal spatial requirements.
Careful detailing is used strategically to
articulate and break down the massing. Various
compositional options have been studied through
3D sketches and models.
Our aim is to achieve a balanced and elegant
composition of façades through introducing a
vertical and a horizontal order. The horizontal
order relates to changes in internal levels,
expressed as a band which signalises the slab
level. Whilst the vertical order establishes a
rhythm through its piers.
The external façades are articulated into
three bodies; the plinth, middle and head.
Differentiation is subtly achieved through a
careful approach to detailing and use of material,
predominantly brick.

fig.121 A vertical & horizontal grid was carefully established to coincide
with apartment layouts to generate an elegant facade order
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fig.122 Model testing illustrating elevational compositions to Roberts Close (top) and Russia Walk (below)
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B AY S T U D Y: E X T E R I O R

Our intent is to work with a carefully selected
material palette for the scheme.
Both the historical and contemporary context
heavily rely on brick as the predominant
building material and, although alternative
materials have been explored, it feels a natural
choice for our proposal. It is our intention that
through considered sampling and selection,
brickwork for the body of the buildings will
bring a domestic, softened and textural quality
to the building, whilst also echoing character
traits of its industrial ancestors in the area.
Two differentiated brick colours have been
proposed to distinguish between the exterior
and courtyard façades. We propose to explore
depth on external façades, by recessing,
layering and varying the tone of mortar to
achieve subtle variations. These express zones
in the façade, such as window surrounds and
the top of the building. Please refer to detail bay
elevation drawings for further detail.

fig.123 Illustrating effect of varying mortar colour.
Project by Arkitema Architects & Sjoerd
Soeters in Sluseholmen, The Netherlands

In addition, we are interested in the richness
that can be achieved through varying the bond
of brickwork. This allows the expression of the
horizontal bands in an elegant manner, through
soldier coursing which contrast with the
stretcher bond used on the brick piers.

fig.124 Concept sketch
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fig.125 Concept models; view from Roberts Close (left) and;
view of balconies along the new ‘mews’ facing London
Square (right)
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2860

1360

1697
2127

fig.126 Facade bay study, typical plan and elevation

fig.127 Rendered elevation of proposed exterior facade
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R E D B R I C K P I E R S I N S T R E TC H E R B O N D W I T H D A R K M ATC H I N G M O RTA R
R E D B R I C K B A N D I N G I N S O L D I E R B O N D W I T H D A R K M ATC H I N G M O RTA R
‘ R U S T I C AT I O N ’ O F S T R E T C H E R B O N D B R I C K W O R K T H R O U G H P R O J E C T I N G A LT E R N AT I N G B R I C K S
R E C E S S E D B R I C K W I T H L I G H T M O RTA R S U R R O U N D I N G W I N D O W S A N D LO G G I A S
S T E E L B E A M - M ATC H I N G B R I C K C O LO U R
W I N D O W F R A M E S M ATC H I N G OT H E R M E TA LW O R K C O LO U R
B A LC O N I E S & B A LU S T R A D E S M ATC H I N G M E TA LW O R K C O LO U R ( A N D C O U RT YA R D D E C K S T R U CT U R E )
C O R N E R LO G G I A S W I T H S O F F I T M ATC H I N G B R I C K C O LO U R
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5

8
1

4
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3

fig.128 Rendered elevation drawing of exterior facade
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M AT E R I A L S : E X T E R I O R

The proposal provides private outdoor amenity
space to all apartments, meeting or exceeding
LBS and London SPG guidance. Generally this
private open space is provided in the form of
amenity on the courtyard deck, or as balconies
on the external façade. Threshold details will
be designed to ensure flush thresholds to
balconies for wheelchair user and pushchair
accessibility.
On the external façade balconies also articulate
the façades. Projecting balconies refer to the
language of the courtyard deck, as a lightweight
clip-on element on the façade with matching
metal balustrades. The corner balconies allow
for an erosion of the massing at its corners,
combining metal balustrades with a low level
590mm brick parapet (which references
window sills and roof parapets elsewhere in the
building). Metal balustrades will refer to those
used on the courtyard deck.

fig.130 Rendered elevation of proposed exterior facade with projecting balcony
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fig.129 Brentford Lock, Duggan Morris
Architects
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fig.131 View of Roberts Close elevation
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fig.132 Key plan
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MAIN ENTRANCES

The two communal residential entrances are
located on Robert’s Close, where they have been
aligned to sit under projecting balconies, which
provide a visual marker and offer shelter on a
rainy day. Entrances are expressed through a
change in material which helps to announce their
location and define an access zone in the public
realm, creating a special accented moment within
the plinth, with material changes on façade and
pavement finish.
Entrances and entrance lobbies have been
designed as a space that visually connects
Robert’s Close and the internal courtyard, giving a
glimpse of the latter through glazed doors.

fig.133 Brentford Lock, Duggan Morris
Architects

fig.134 Entrance elevation: The panelling either side of the doors will be designed to accommodate appropriate lighting and signage, as well as
doors to refuse stores which are intended to be concealed as an integrated panel.
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COLOUR

Various combinations of brick colour, texture,
bond and mortar have been tested during design
development. Below are some examples of these
explorations.
The final colour of the bricks and mortar will
be continued to be explored during the detailed
design process and confirmed to the Council prior
to the commencement of the relevant works.
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COLOUR

Various combinations of brick colour, texture,
bond and mortar have been tested during design
development. Below are some examples of
options that have been tested.
The final colour of the bricks and mortar will
be continued to be explored during the detailed
design process and confirmed to the Council prior
to the commencement of the relevant works.
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SIGNAGE

In reference to the former industrial dock
buildings, there is an opportunity to incorporate
subtle painted signage to the brickwork,
engendering a sense of identity to the new
building.
This element will be continued to be explored
during the detailed design stage. Details of any
artistic signage proposed, will be provided to the
Council for approval prior to the commencement
of the relevant works.

fig.136 Testing options for painted signage onto brickwork
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fig.137 Visualisation of potential painted signage painted onto brickwork
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B AY S T U D Y: C O U R T YA R D

The courtyard deck is an intrinsic part of the design
for this site and its unique location. It has been
conceived to maximize views over the Russia Dock
Woodland, and it enables the provision of dual
aspect views to every new home in the scheme.
As well as circulation to access residential
entrances, the deck caters for generous light
wells and private outdoor amenity zones for
smaller apartments. Zones of activity will be
differentiated through variations in paving and
low level railings.
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It is a space to promote a sense of community
and relationships between neighbours. The
adjacency of domestic spaces to the deck
will ensure positive overlooking of communal
areas.
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L I G H T B R I C K W I T H L I G H T C O LO U R M O RTA R
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M AT E R I A L S : C O U RT YA R D

Whilst the exterior facade is conceived as a red
brick, the internal courtyard will be faced with
a lighter (warm white) brick. This presents an
opportunity for accentuating the corners where
the two bricks meet in a decorative stitch,
presenting a contemporary interpretation of
Victorian detailing.
The access deck has been designed as a light
weight metal structure, purposely of a different
nature to the main brick building body.
It is envisaged that all the primary structural
elements and balustrades will be powder coated
in a single colour, to match the window frames
and other metal work (on both courtyard and
external façades) as a recognisable feature of the
building. This colour will be carefully tested and
explored to provide a warm and complementary
tone to both courtyard and exterior brick colours,
the courtyard landscape, and importantly the
changing hues of the woodland throughout the
seasons.
Services running along the underside of the deck
will be partially concealed by suspended soffit
panels. Floors will be finished with hued pavers
to resonate with the colours of the courtyard
landscape, and compliment the surrounding
greens.
The following pages illustrate some of the
combinations that have been considered thus far.
The final colour and detailing of the balconies and
railings will be continued to be explored during
the detailed design process and confirmed to
the Council prior to the commencement of the
relevant works.
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fig.138 View looking east towards the woodland
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fig.139 Key plan
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COLOUR TESTING
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P L A N T R O O M E L E VAT I O N

The external plant room building is designed as
a single storey red brick pavilion, relating to the
exterior façades of the main building.
Given its proximity to the woodland, we envisage
climbing plants on the North-East elevation,
facing the footpath. In addition to a sedum
planted roof which will cover a large percentage
of the plant building, with an acoustic ventilated
louvre over the area accommodating the Air
Source Heat Pumps.
All the service access doors are perforated in
response to technical requirements.

fig.140 Detail study of plant room elevation
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BICYCLE CANOPY

The bicycle canopy is conceived as a piece of
architecture that reinforces the connection
between the woodland and the domestic
courtyard. The boundary condition is resolved
through a low, single storey canopy proposed on
the South-East boundary of Plot K1, an external
but covered and secured space with 20 Sheffield
stands at low level (catering for 40 bicycles).

The canopy is primarily executed in powder coated
metal. The lightness of the structure is achieved
by setting back the columns from the perimeter of
the canopy and also by setting back from the sides
the build-up of the planted roof, emphasizing a
slim edge.

The bicycle canopy is designed as an extension
of the deck, a slender and light weight planted
canopy that floats at the back of the courtyard,
encouraging visual permeability from side to side.

fig.141 Bicycle canopy looking towards the woodland
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4.7 Landscape

LANDSCAPE & PUBLIC REALM

The landscape strategy is extremely important
to the scheme, as the building relies on a strong
relationship with the woodland. The following
pages have been divided into areas outlined
below.

Central Courtyard Design Principles
•

Create sense of place, drawing from natural and
cultural heritage of the site.

•

Create a visual connection to Russia Dock
Woodland habitats and simultaneously an inner
world that is distinct from the streetscape.

•

Progression of grey to red tones from outer public
realm
Hard Landscape Principles

•

Minimise rainwater runoff.

•

Use permeable paving where possible.

•

Use planting areas to reduce and slow down flows
to attenuation tanks.
Soft Planting Principles
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•

Bring warmth and light to courtyard (red hues).

•

Seasonal (year-round) interest.

•

Increase biodiversity and strengthen connections
to Russia Dock Woodland habitats.
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ROBERTS CLOSE
B LU E - BA D G E PA R K I N G S PAC E S
‘MEWS’
CENTRAL COURTYARD
CYCLE STORE
PLANTROOM
RUSSIAN DOCK WOODLAND
LONDON SQUARE DEVELOPMENT
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STREETSCAPE DESIGN PRINCIPLES - ROBERTS CLOSE

fig.143 View towards Robert’s Close

fig.142 Robert’s Close cross section

fig.144 Reference images of front gardens and proposed street trees

Streetscape principles for Roberts Close
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•

Street trees with understorey planting, in line with
general masterplan guidelines.

•

Layer of low planting, within defensible zones,
providing some privacy and reducing overlooking
from street & adjacent flats.

•

Use of pavers - progressing from grey (public
realm) to red tones (inner courtyard).

fig.145 North west elevation with indicative streetscape layout
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STREETSCAPE DESIGN PRINCIPLES - MEWS & WOODLAND WALK

fig.146 Mews cross section

fig.147 Indicative front garden reference, Anne Mews, London

fig.148 Cross section through units fronting woodland path

Streetscape principles for Woodland walk

Streetscape principles for Mews
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•

Shared surface for pedestrians and vehicular access
to disabled parking

•

Paving to remain per existing (outside scope of
project)

•

Permeable paving to match existing pavement at
entrance. Hardstanding beyond to allow for irrigation.

•

•

Taller planting at edge of defensible space for privacy

Planting in defensible space can be lower than in
the Mews, as these are more distanced from the
public path
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CENTRAL COURTYARD DESIGN PRINCIPLES

•

Visual connection to Russia Dock Woodland

•

Structuring trees progressively taller towards the
woodland, to meet the scale of the woodland

•

Progression of trees create a layered view to the
woodland

•

Clear sightlines under tree canopies for soft
security and oversight

•

Selected species should ecologically relate to the
woodland

fig.149 Trees proposed in the courtyard, increase in scale in relation to their proximity to the woodland, adding depth and emphasising
the relationship between courtyard and woodland.

fig.150 Lightweight pavilion (cycle store) allowing cross views and transparency whilst providing a secure threshold between courtyard and
woodland.
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C E N T R A L C O U RT YA R D H E R I TA G E & P L AY S PA C E P R I N C I P L E S

•

Historical dock wall as inspiration for play space
structured by level changes

•

Timber and woodland play integrated into
courtyard landscape (rather than standard
Lappset approach)

•

Incorporate play provision into place-making for
all ages

1
+0

+3

+1

3

+2

2
+2
+0

fig.152 Landscape gradation plan & indicative levels (right)
(1) Natural clay pavers (2) Permeable hard resin-bound
gravel (3) Planted area - shade tolerant biodiverse lawn

fig.151 Indicative examples of contextual play structures - using natural materials and evoking the historical dock wall.
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COURTYARD SECTIONS AND VIEWS

134

CANADA WATER Plot K1 / Design and Access Statement / May 2018

4 Proposed scheme
NOTE
L A N D S C A P E L AY O U T I S I N D I C AT I V E AT T H I S S TA G E

WICKER HOUSE
PLAY STRUCTURE
SHADE TOLERANT
BIODIVERSE LAWN

LOG WALKWAY
PLAY STRUCTURE
P E R M E A B L E H A R D PAV I N G
(RESIN BOUND GRAVEL)

SHADE TOLERANT

STEPPING STONES

135

CANADA WATER Plot K1 / Design and Access Statement / May 2018

4 Proposed scheme

LANDSCAPE SECTIONS
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G R O U N D F LO O R P R O P O S E D L E V E L S A N D FA L L S
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H A R D L A N D S C A P E P R I N C I P L E S & S U R FA C E
R A I N W AT E R M A N A G E M E N T ( S U D S )
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P E R M E A B L E H A R D S CA P E ( FA L L S TO P L A N T I N G B E D )
N AT U R A L C L AY PAV E R S
P E R M E A B L E N AT U R A L C L AY PAV E R S
PERMEABLE RESIN BOUND GRAVEL
P R E C A S T C O N C R E T E E D G I N G TO P L A N T E D A R E A S ( B O U N D A R Y I N D I C AT I V E )
P E R M E A B L E H A R D S CA P E ( P OT E N T I A L FO R G R A N U L A R S U B BA S E STO R AG E U N D E R O P E N - J O I N T E D PAV I N G )
P E R M E A B L E PAV E R S

CANADA WATER Plot K1 / Design and Access Statement / May 2018

4 Proposed scheme
NOTE
L A N D S C A P E L AY O U T I S I N D I C AT I V E AT T H I S S TA G E

M AT E R I A L R E F E R E N C E E X A M P L E S

L I G H T I N G S T R AT E G Y

Please refer to the Canada Water Lighting Vision
document that has been produced by Spiers and
Major, and sets out the guiding principles for the
wider masterplan.

•

Increased vertical illumination at parking area
to create sense of safety and improve visibility

•

Introduce smart control (please see
masterplan principles). There are various
forms of control which can include allowing
residents to switch on higher light levels for a
limited time if they are elderly or suffer visual
impairments as well as a general dimming
down of light levels after an agreed curfew
time.

•

Low level lighting in the courtyard to minimise
light spill into residences, blocking views out to
the park and to reduce negative impact on the
adjacent ecological areas.

We will be working with these guidelines to inform
and develop the lighting design for Plot K1 during
the next design stages. The following principles are
likely to apply;
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•

Warm white 2700K colour temperature

•

Low level mounting heights to prevent light
trespass through windows
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SOFT LANDSCAPE PRINCIPLES
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PROPOSED STREET TREES WITH UNDERSTOREY PLANTING
E X I S T I N G T R E E S TO B E R E TA I N E D
PLANTERS ON DECK
SHADE-TOLERANT BIODIVERSE LAWN, SHRUBS AND PERENNIALS
COURTYARD PROPOSED TREES
GREEN ROOF
SOFT PLANTING
STREET TREES
P L A N T C L I M B E R S A N D LO W P L A N T I N G TO P L A N T R O O M S I D E E L E VAT I O N
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I N D I C AT I V E T R E E P L A N T I N G
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I N D I C AT I V E S H R U B S , P E R E N N I A L S & G R E E N R O O F
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SOIL PROFILES

STREET/COURTYARD TREES
(1.5M DEPTH)
SOIL PROFILE:

TOPSOIL
URBAN TREE SAND
H O R T. S U B S O I L
A G G R E G AT E B A S E

D E F E N S I B L E S PA C E P L A N T I N G PA R T LY
COVERED WITH PAVING (0.9M DEPTH)
SOIL PROFILE:
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TOP SOIL
H O R T. S U B S O I L
A G G R E G AT E B A S E
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STREET/COURTYARD TREES
(1.5M DEPTH)
SOIL PROFILE:

TOPSOIL
URBAN TREE SAND
H O R T. S U B S O I L
A G G R E G AT E B A S E

D E F E N S I B L E S PA C E P L A N T I N G PA R T LY
COVERED WITH PAVING (0.9M DEPTH)
SOIL PROFILE:

TOP SOIL

144

CANADA WATER Plot K1 / Design and Access Statement / May 2018

5 ACCESS
STATEMENT

145

CANADA WATER Plot K1 / Design and Access Statement / May 2018

5 Access Statement

5.1 Access statement

INTRODUCTION

Project overview: Canada Water Plot K1
Plot K1 lies within Phase 1 of the Canada Water
Masterplan development.
Location
It is a residential ground + five floor development
providing:
•

84 dwellings in low-rise residential block of 5-6
storeys.

•

a residential garden at ground level.

•

4 wheelchair accessible car parking spaces are
provided on site (within the red line boundary).

•

covered and secure cycle parking.
Purpose of the report
David Bonnett Associates (DBA) was appointed by
British Land as Access Consultant to the Canada
Water design team in 2015
This Access Statement has been prepared to
support the Canada Water Plot K1 scheme at
Stage 2 and is based on a review of the proposals
by Duggan Morris Architects.

Method of review
The Access Statement describes the access
provisions using a journey around the
Development as follows:
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•

Arrival at the site.

•

Approaches to the building/s.

•

Entrance ways.

•

Horizontal and vertical circulation.

•

Access to facilities.

•

The emergency evacuation strategy.
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PROPOSED CANADA WATER MASTERPLAN

fig.154 Site plan
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Step-free external and internal routes, lifts, stairs,
WCs and other access features are highlighted on
access overlays throughout the Access Statement.
The report does not describe or evaluate any
part of the development that is used solely for
inspection, repair or maintenance of any service
or fitting, in accordance with The Building
Regulations, Approved Document M: access to
and use of buildings (Approved Document M). If a
disabled person requires access to these areas as
part of their work then their employer is expected
to take all reasonable steps to ensure that there
are no barriers to them carrying out their work.
Any building adjustments that are required would
be carried out at that time.
The Access Statement describes how the scheme
has been progressed with consideration of the
principles of inclusive design including visitors,
staff and the wider community.
The report considers the requirements of all
users, including:

The standards and policy
The access provisions are reviewed against the
access regulations and standards that apply,
which are identified below.
The Building Regulations 2010, Approved Document
M (Access to and use of buildings) Volume 1:
Dwellings, HM Government, 2015 edition.
The Building Regulations 2010, Approved Document
K (Protection from falling, collision and impact), HM
Government, 2013 edition.
The Building Regulations 2010, Approved Document
B (Fire safety) Volume 1: Dwellinghouses, HM
Government, 2006 edition incorporating 2010 and
2013 amendments.

•

People with mobility impairments

National Planning Policy

•

People with visual impairments

•

People with cognitive impairments

National Planning Policy Framework (NPPF),
Department for Communities and Local
Government, 2012.

•

Deaf people

•

Older people

Best Practice

•

Small children.

British Standard 8300:2009+A1:2010 Design of
Buildings and their Approaches to Meet the Needs
of Disabled People - Code of Practice, British
Standards Institution, 2010.

The meaning of ‘disabled’ in this Access
Statement is as defined in the Equality Act 2010.
Refer to Appendix 1.
Note:
DBA provides guidance and advice as access
consultants. The consultancy does not officially
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approve designs, nor does it provide confirmation
that a design complies with statutory standards.
This remains the responsibility of the designers
and the approvals authority.
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British Standard 9999:2008 Code of Practice for
Fire Safety in the Design, Management and use of
Buildings, British Standards Institution, 2008.

5 Access Statement

London Planning Policy
The London Plan March 2016: The Spatial
Development Strategy for London Consolidated
with Alterations since 2011.
A full list of references and a description of
relevant legislation, regulations, standards and
guidance are detailed in Appendix 1 / References
for inclusive design.

expectations and legislation. The nature of
these changing needs and standards can result
in anomalies and contradictions. Therefore
it is important that access and inclusivity are
considered and refined throughout the design
process. The design of the scheme should seek
to interpret these standards to provide the best
possible level of inclusive design and this Access
Statement describes situations and solutions
where interpretation may be necessary.

Local policy
Interim Planning Policy Guidance: Technical Housing
Standards, Southwark Council, October 2015

The Equality Act 2010
Statutory consents

2015 Technical Update to the Residential Design
Standards (2011) Southwark Council 2015

Interpretation of the standards
Approved Documents M, K and BS 8300:2009
+A1:2010 provide general access advice, but
refer to other standards and regulations about
specific aspects of buildings and their immediate
surroundings. Therefore, several separately
authored documents are referred to, including
good practice guidance books written by
specialists. Refer to Appendix 1 for more details.

When considering a reasonable adjustment to a
physical feature that poses a barrier to access,
the Equality Act 2010 does not override the need
to obtain consents such as planning permission,
building regulations approval, listed building
consent, scheduled monument consent and fire
regulations. If the consent is not given, there is
still a duty to consider a reasonable means of
avoiding the feature.
Refer to Appendix A1.1 for further information.

Design standards
There are no nationally agreed access standards
or regulatory controls governing extended
external spaces and landscaping. For primary
routes and approaches to buildings Approved
Document M is taken as a bench mark for
determining accessibility. With regards to
streetscape and pavement design, guidance
is provided by the Department for Transport’s
Inclusive Mobility Guide and Transport Notes.
Access standards are in a continuing state
of development because of changing needs,
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Service providers and public authorities carrying
out their functions do not have to remove or alter
a physical feature of a building, that has been
provided to assist access, for a period of 10 years
from construction or installation if it accords with
the relevant objectives, design considerations and
provisions in Approved Document M at the time
building works were carried out. They may still
need to consider a reasonable means of avoiding
the feature, if it poses a barrier to access.

5 Access Statement

Management and maintenance
Once building works are complete, full
accessibility will rely on effective facilities
management.
Management items will range from provision
of a good quality website in a public building to
the effective maintenance of lifts. Inspection of
specialist devices and training of staff should
become a regular element of management
processes. Access Management Plans can form
part of a building operator’s on-going duties.

Consultation
Various public consultation events were held (as
detailed in Chapter 3) prior to the submission of
this application.
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OVERVIEW OF PROPOSALS

•

Pedestrian routes: Access to the K1 building is via
wide and level footways along Roberts Close, and
along shared pedestrian and cycle only pathways
that pass along the north-east boundary.
Pedestrian routes will be step-free, level or
gently-sloping with gradients gentler than 1:20.

•

Planting and landscape features will include seats
and resting places at a minimum of every 50m.

•

Entrances: Communal entrances at ground level
will be clearly distinguished on the facade to
facilitate orientation and wayfinding; and will be
easy to enter with easily openable doorways and a
weather protecting canopy.

Inclusive design places people at the heart of the
design process.

•

All residences on the ground floor will have their
own covered street entrance.

Inclusive design acknowledges diversity and
difference.

•

There is step-free access to all parts of the
buildings and landscaping.

Inclusive design offers choice where a single
design solution cannot accommodate all users.

•

Residential accommodation: 90% of 84 dwelling
units (76) will be designed to meet Building
Regulation M4(2) Category 2–Accessible and
adaptable dwellings.

•

Over 10% of the total number of dwellings (9
out of 84 units) will be designed to be easily
adaptable to meet the needs of a wheelchair user,
as required by local authority and London-wide
policy 3.8, Housing Choice and to meet Building
Regulation M4(3) Category 3 – Wheelchair user
dwelling. All these will be located at ground floor
level for convenience of wheelchair users.

•

All residential lifts are wheelchair accessible and
all serve from ground to top floor.

Access aims
The proposed development has been designed to
incorporate access principles:
•

To follow design guidance given in relevant British
Standards and other currently published good
practice guidance about meeting the needs of
disabled people.
The following key points about inclusive design
are from CABE’s 2006 publication The Principles
of Inclusive Design - They Include You, which also
gives more detailed explanations of each point:

•

•

•

•

Inclusive design provides for flexibility in use.

•

Inclusive design provides buildings and
environments that are convenient and enjoyable to
use for everyone.

Summary of access provisions
The proposals for the development at this stage
demonstrate that a good level of inclusive design
will be achieved by the finished scheme.
The key access provisions for the proposed
development include:

151

•

Drop-off: this will be possible along the kerbside
at Roberts Close.

•

Legibility and wayfinding: Consistent layout of
public realm features will facilitate wayfinding for
people who are blind or partially sighted.
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ARRIVAL

Transport Connections

London Underground, DLR and Rail

Public transport accessibility levels

Canada Water station is located 800m to the
south-west of Plot K and is accessed via Quebec
Way and Canada Street.

Accessible transport facilities are key elements of
urban developments.
The proposed development site Plot K1 has a
Public Transport Accessibility Level (PTAL) level
of 4 representing good accessibility to public
transport facilities.
The PTAL is an indication of the frequency,
reliability and distance of public transport services
close to a site; it does not take the accessibility
of transport services into account. However, the
PTAL is important to the access strategy because
it is used to evaluate the reliance on cars that
current and future users of the building are likely
to have, with the implication that less reliance on
cars corresponds to a greater reliance on public
transport.

Car parking and drop-off
Plot K1 is only accessible from Roberts Close;
therefore all pedestrian, cycle and vehicle
access is from here.
Four wheelchair accessible car parking spaces
are provided on site on-street in close proximity to
the units. These are available for use by disabled
residents only. They will be located at the rear
of the site and accessed via a one-way at a time
access road that will be shared with pedestrians.
This is considered acceptable as vehicle flows
associated with four parking spaces are expected
to be negligible.

Buses and train stations
There is convenient access to accessible public
bus services for the development with closest bus
stops on Surrey Quays Road and Canada Street a
550m walk to the south-west.
All London buses (except two ‘heritage’ routes)
are accessible buses that ‘kneel’ to minimise
height differences between the bus floor and
pavement, and have ramps and space inside for
wheelchair and pushchair users. However, not
all disabled people can use them and therefore
setting-down bays for drop-off by vehicle are
essential.
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While the provision does not meet 1:1 ratio for
wheelchair dwellings, given the high PTAL rating
and availability of accessible public transport, this
provision is considered adequate.
Drop-off/pick-up by taxis, Dial-a-Ride and
community transport minibuses for disabled
visitors will be possible from Roberts Close.
Taxis will have raised kerb access for wheelchair
users.

5 Access Statement

Cycles and mobility scooters

Pedestrian access

Cycle parking spaces are provided in three
separate secure and sheltered locations at
ground floor level providing a choice of location
for cyclists in different wings. Short stay cycle
parking will also be provided outside the site
on Roberts Close as part of the landscaping
associated with the development.

Provisions to ensure the comfort of all
pedestrians using the public realm include:

At least 5% of cycle parking spaces will be larger
or provided in single stack racks to suit cyclists
with mobility impairments, and to accommodate
larger, adapted cycles or bicycles used by disabled
cyclists meeting London Cycling Design Standards
(LCDS) as required by the London Plan 2016.
Parking spaces and charging points for mobility
scooters will be provided for the residential
accommodation.

•

Wide, level and smooth surfaced footways.

•

Clear visual links to entrances and a legible
layout for visitors.

•

Planting and landscape feature including seats
and resting places every 50m. Street furniture,
paving and landscape features will not create
barriers or hazards for people with impaired
vision.

•

Suitable slip-resistant, even, level walking
surfaces.

•

Suitable tonal contrast between any structure
that might protrude into the public area (such
as columns) and the background against which
it is seen.

•

Virtually car-free development (only 4 parking
spaces) reducing traffic movement in the
area and increasing comfort and safety for
pedestrians.
The pedestrian access routes for Canada
Water Plot K1 are indicated in yellow on the
overlay plans in this Access Statement.
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R E S I D E N T I A L A C C O M M O D AT I O N

Entrances

Accessible housing units
The proposed development will provide 84
residential units located in a 6 storey U- shaped
residential building block.
In line with the London Plan 2016, ninety per
cent of the dwellings (75 out of 84) are designed
to meet Approved Document M4 (2) Category 2:
Accessible and adaptable dwellings, so that they
can be easily adapted to suit the individual needs
of the households that live in them.
Ten per cent of the total number of residential
units [ 9 out of 84] are designed to meet Approved
Document M4(3) - Wheelchair user dwellings, so
that they can be easily adapted to meet the needs
of a wheelchair user.
Wheelchair user units (M4(3) will be distributed
within the development at ground floor level.

The vehicle entrance to the west side of the
development is controlled by an access gate.
The controls will be accessible to seated users.
There will also be a pedestrian gate into the
access road that will be a minimum of 900mm
wide with easily accessible controls.

Two communal residential entrances are
symmetrically located on the west facade off a
wide and level footway to Roberts Close.
Cyclists use the same entrances to enter the
small internal cycle stores, or they can access the
large cycle store facing the communal garden.
Both entrances will be illuminated and weather
protected and the thresholds will be level.

The distribution of units is as follows:

BEDS

M4 (2)
CAT 2

M4 (3)
CAT 3

TOTALS

1B/2P

22

2

24

2B/3P

11

4

15

2B/4P

8

3

11

3B/4P

24

0

24

3B/5P

10

0

10

Totals

75

9

84

A selection of units have been reviewed. These
are taken to be representations of all units in the
scheme, samples of which are included in this
Access Statement.
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Entrance doors will provide a minimum opening
width of 850mm through one leaf of a double door,
with adequate manoeuvring space to both sides of
the doorway.
Entry systems such as video or audio entry
systems, pass card systems and similar will
be designed and located to be used by visitors
and residents. Building users should be able to
activate such a system with a closed fist and with
minimal force.
Lighting and further details will be designed at a
later stage.
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Circulation
Horizontal circulation
At ground floor level each dwelling is entered
along a covered passage that is open towards the
central garden. Each ground level residence has
an entrance door facing the central garden.
The residential accommodation is organized
around a central open garden with three wings
enclosing the garden in a U shape.
At the upper levels, the residences are accessed
in a similar way off a covered passage facing the
inner court.
All communal passages are generally 1200 mm
or wider, allowing sufficient space for wheelchair
users to easily manoeuvre, and to pass in opposite
directions. There will be a 1500 mm x 1500 mm
turning space outside each wheelchair accessible,
or easily adaptable, dwelling as a minimum.

Vertical circulation
There are two vertical cores near the entrances to
serve the five upper levels.
Each has one passenger lift and one staircase.

Lifts
The two car lifts will exceed the minimum internal
car size of 1100 mm x 1400 mm (the minimum
dimensions for AD Part M).
All lift doorways will provide a minimum clear
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opening width of 800 mm and there will be a clear
landing of at least 1500 x 1500 mm in front of all
lift entrances.
Car controls and further details will be designed
in later stage according AD Part M and the
guidance of BS 8300 where relevant.

Stairs
The four staircases will be designed to meet the
requirements of Part K for ‘general access stair’,
and will be detailed at a later stage, including
dimensions that suit ambulant disabled people,
tonal contrast to aid people with impaired sight,
and handrails extended 300 mm beyond the top
and bottom riser.

Communal residential amenities
Residential communal facilities consist of an
enclosed private garden with all the residential
units looking out over it.
All routes to the amenities will be step-free and
will meet the requirements of Part M Category 2
and 3.

Communal open space
Access to communal open space from any
dwelling will be step-free and will meet the
requirements of Part M Category 2 and 3.
Communal doors to open spaces will have
nominally level threshold.

5 Access Statement

Any play areas will be designed with reference
to accessible play guidance, such as the London
Plan: Shaping neighbourhoods: play and informal
recreation SPG.
Detailed design consideration will be given to
ensure that the open spaces are accessible for all
and that surfaces, structures and plants do not
become a hazard.

Refuse stores
Refuge bin stores are provided at each entrance.
Refuges stores have a 1500mm turning circle
within to allow access for wheelchair users.
The horizontal distance between any dwelling and
its refuge drop off point will be less than thirty
metres to ensure compliance with Part H of the
Building Regulations.
Doors to refuse stores will be automated to allow
wheelchair users access through the double set of
entrance lobby doors.

Emergency escape
Normal provisions for residential buildings
will apply to the development whereby only
the residents of an affected unit will evacuate.
Others are protected as the dwellings themselves
function as safe refuges.
Early warning will be part of the evacuation
strategy.
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RESIDENTIAL LAYOUTS

This section of the report outlines the approach
to inclusive design for the residential units and
how they will be designed to meet the relevant
standards and regulations.
A selection of units will be reviewed. These are
taken to be representations of all units in the
scheme. Plans of typical layouts are included in
the report.

Internal provisions - Category M4(2) Accessible
and adaptable dwellings
90% of total residential units (75 of 84) meet the
requirement M4(2) of AD-M, Volume 1 Category 2,
for Accessible and adaptable dwellings as defined
in AD-M, V1, Section 2.
The following features are the minimum access
provisions which have been reviewed against the
proposed design:

•

•

•

All doors to balconies and external amenities are
located in the wall where are installed so that
the depth of the reveal on the leading side of the
doors is not more than 200 mm.

•

All threshold are accessible.

•

Internal doors and corridors
All internal corridors exceed the minimum
required, i.e. 900 mm.

•

They will have suitable lighting activated
automatically.

•

All entrance doors have a minimum clear opening
width of 850mm.

•

All entrances have a clear approach space to the
door of 300 mm on the leading edge of the door on
the pull side maintained for a minimum distance
of 1200 mm beyond it.

•

All entrance doors are located centrally in the wall
where are installed so that the depth of the reveal
on the leading side of the doors is not more than
200 mm.

•

All thresholds are accessible.

- 775 mm, where approach is at right
angles to a corridor between 1050-1200 mm wide;
and
- 800 mm, where approach is at right angles to a
corridor of 900 mm wide.
•
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All internal doors have a clear opening widths
conform the specification below:
- 750 mm, where approach is head-on or
at right angles to a corridor at least 1200
mm wide;

Private entrances
All private entrances are accessed off the
core lobby or covered walkway that provides a
minimum width of 1200mm.

•

Other external doors
All doors to balconies and external amenities have
a minimum clear opening width of 850mm. These
will have a clear approach space to the door of
300 mm on the leading edge of the door on the
pull side maintained for a minimum distance of
1200 mm beyond it.

All internal doors, including sliding doors will
provide a minimum nib wall of 300 mm to the
leading edge of the door. (Please note that doors
to cupboards that cannot be entered and en-suite
bathrooms are exempt from having a 300 mm nib
wall).
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•

•

All kitchens will have a clear space of 1200 mm
depth in front of and between all kitchen units and
appliances.

•

All principal living areas will have a window where
the glazing will start a maximum of 850 mm above
floor level or at the minimum height necessary
to comply with the requirements of Part K for
guarding to windows.

•

•

The main double bedroom of all dwellings will
provide a clear access zone of 750 mm as a
minimum to both sides and the foot of the bed.

•

All other bedrooms will provide a clear access
zone of 750 mm as a minimum to one side and the
foot of the bed.
Sanitary facilities
All walls of bathrooms, shower room and
cloakrooms will be capable of supporting grab
rails, seats and other adaptations.

•

All dwellings will have a bathroom that meets the
provisions of Diagram 2.5 and 2.7 of AD-M, V1,
M4(2).

•

All doors to the bathrooms required to meet the
provisions of diagrams 2.5 and 2.6 of AD-M, V1
(and WC rooms) will open outwards.
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Services and controls
The detailed design of switches, sockets, window
controls and services will be finalised at a later
stage of the design process but are expected to
meet the requirements of paragraph 2.30 of ADM, V1.
Internal provisions - Category M4(3)
Wheelchair user dwellings

•

Bedrooms
All bedrooms will provide a clear access route
from the door to the window of 750 mm as
minimum.

•

•
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Living, kitchen and eating areas
All dwellings are single level and will have the
main living room in the entrance storey.

10% of total residential units (9 nos) have been
designed to comply with the minimum access
provisions for Category M4(3) Wheelchair user
dwellings as defined in AD-M, V1.
The provision to meet requirement M4(3)of Part M
can be two typologies in terms of fit-out:

•

Type A: To allow a simple adaptation of the
dwelling to meet the needs of occupants who
use wheelchairs. Dwellings will be defined as a
wheelchair adaptable.

•

Type B: To meet the needs of occupants who
use wheelchairs. Dwellings will be defined as a
wheelchair accessible.
For the purposes of the Proposed Development,
the wheelchair user dwellings have been designed
as Wheelchair user (adaptable dwellings) Type A
thus meeting the optional requirement M4(3)(2)(a)
of the Building Regulations.

The following features are the minimum access
provisions which have been reviewed against the
proposed design:

5 Access Statement

•

•

All M4(3) dwellings are accessed at ground level,
and entrances are covered by deck access to
homes above so all private entrances are covered.

•

All entrance doors have a minimum clear opening
width of 850mm. Entrance doors that are double
leaf doors, provide the minimum clear opening
width in the main leaf.

•

All entrances have a clear approach space to the
door of 300 mm on the leading edge of the door on
the pull side maintained for a minimum distance
of 1800 mm beyond it.

•

They also have a clear approach space to the door
of 200 mm on the following edge of the door on
the push side maintained for a minimum distance
of 1500 mm beyond it.

•

All entrances have a minimum 150 mm nib to the
hinge side of the door.

•

All entrance doors are located centrally in the wall
where are installed so that the depth of the reveal
on the leading side of the doors is not more than
200 mm.

•

Inside all entrance areas, in front of the door,
there is a minimum 1500 mm clear turning circle.

•

All thresholds are accessible.

•

Door entry controls in all entrance doors will be
mounted 900-1000 mm above finished floor and
a minimum of 300 mm away from any external
return corner.

•
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Private entrances
All private entrances have an external landing of
minimum 1500 x 1500 mm and will have suitable
lighting activated automatically.

All entrance doors will have a fused spur on the
hinge side of the door suitable for the fitting of a
powered door opener.

CANADA WATER Plot K1 / Design and Access Statement / May 2018

Other external doors
•

All doors to balconies and external amenities have
a minimum clear opening width of 850mm. Doors
that are double doors, provide the minimum clear
opening width in both leaves.

•

All doors to balconies and external amenities have
a clear approach space to the door of 300 mm
on the leading edge of the door on the pull side
maintained for a minimum distance of 1800 mm
beyond it, and a clear approach space to the door
of 200 mm on the following edge of the door on
the push side maintained for a minimum distance
of 1500 mm beyond it. These are located in the
wall where are installed so that the depth of the
reveal on the leading side of the doors is not more
than 200 mm.

•

All threshold are accessible.

•

•

Wheelchair storage and transfer space
All dwellings will have a space of 1100 mm deep
by 1700 mm wide available on the entrance storey,
close to the private entrance, and the route to
access this space will have a minimum clear
width of 1200 mm.
All wheelchair storage and transfer space will
have a provision of a power socket within the
space.
Internal doors and corridors

•

All internal corridors exceed the minimum
required, i.e. 1050 mm or 1200 mm where the
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guarding to windows.

approach to a doorway is not head-on.
•

•

All internal doors have a minimum clear opening
widths of 850 mm. Doors that are double doors,
will provide the minimum clear opening width in
the main leaf.
All internal doors will provide a minimum nib of
300 mm to the leading edge of the door and a
minimum nib of 200 mm to the following edge of
the door. (Please note that doors to cupboards
that cannot be entered and en-suite bathrooms
are exempt of having a 200/300 mm nib.)

Kitchens
•

All dwellings have the kitchen and principal eating
areas within the entrance storey.

•

All kitchens will have a clear space of 1500 mm
depth in front of and between all kitchen units and
appliances.

•

The detailed design of the kitchen will be finalised
at a later stage of the design process but is
expected to meet the provisions of paragraph 3.33
and 3.34 of AD-M, V1, M4(3).

General storage space
•

All dwellings will have provision for general
storage in accordance with the specification
below:

•

- 1 Bedroom unit: 1.5 m2;

Bedrooms
All dwellings have all bedrooms with an internal
floor area in accordance with the specification
below:

- 2 Bedroom unit: 2.0 m2;

- Principal double bedroom: 13.5 m2;

- 3 Bedroom unit: 2.5 m2;

- Double bedroom: 12.5 m2;
- Single bedroom: 8.5 m2;

•

Living areas
All dwellings have a living area in the entrance
storey and have an internal floor area in
accordance with the specification below:

•

The principal double bedroom of all dwellings
will provide a clear access zone of 1000 mm as a
minimum to both sides and the foot of the bed and
in front of all furniture and a manoeuvring space
of minimum 1200 x 1200 mm on both sides of the
bed.

•

All other bedrooms will provide a clear access
zone of 1000 mm as a minimum to both sides and
the foot of the bed and in front of all furniture as
well.

- 2 Bedspaces unit: 25 m2;
- 4 Bedspaces unit: 29 m2;
- 6 Bedspaces unit: 33 m2;
•

All principal living areas will have a window where
the glazing will start a maximum of 850 mm above
floor level or at the minimum height necessary
to comply with the requirements of Part K for

Sanitary facilities
•
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All walls of bathrooms, shower room and

5 Access Statement

cloakrooms will be strong enough to support grab
rails, seats and other adaptations.
•

All ceiling structures of bathrooms, shower room
and cloakrooms will be strong enough to allow for
the fitting of an overhead hoist capable of carrying
a load of 200 kg.

•

All dwellings will have a bathroom that will meet
the provisions of Diagram 3.10/3.11 of AD-M, V1.
The door to these bathrooms will open outwards.
Services and controls
The detailed design of switches, sockets, window
controls and services will be finalised at a later
stage of the design process but is expected to
meet the requirements of paragraph 3.44 of ADM, V1.
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ACCESS OVERLAYS

fig.155 Ground Floor
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fig.156 First Floor
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fig.157 Fifth Floor
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REFERENCES FOR INCLUSIVE DESIGN

because they are mistakenly believed to be
disabled. A disabled person can always be treated
more favourably than a non-disabled person.

A1.1 Legislation
Equality Act 2010
The Equality Act 2010 combines and supersedes
previous separate discrimination legislation
(including the Disability Discrimination Act
1995 as amended (‘the DDA’) and the disability
discrimination provisions of SENDA 2001 for
England, Wales and Scotland. People are
protected from discrimination and harassment
based on ‘protected characteristics’; victimising
anyone as a result of action taken in connection
with the Equality Act 2010 is also unlawful. There
are nine different protected characteristics under
the Equality Act 2010 which have different levels
of protection depending on the context (such as
employment, provision of goods and services or
the provision of education). This Access Statement
focuses on the protected characteristic of
disability; the definition of disability is essentially
the same as under the DDA.
The types of discrimination that can arise in
relation to disability are:
•

Direct disability discrimination;

•

Indirect disability discrimination;

•

Treating disabled people unfavourably because
of something arising in consequence of their
disability without justification; and

•

A failure to make reasonable adjustments for
disabled people (‘the RA duty’). The RA duty works
in different ways depending on who requests the
reasonable adjustments to be made, for example
an employee or a member of the public.
The Equality Act 2010 also provides protection for
people who are treated less favourably because
of their relationship with a disabled person (such
as a carer) or for people treated less favourably

165

CANADA WATER Plot K1 / Design and Access Statement / May 2018

If an employer is a listed public authority (such as
a local authority) they will be subject to the public
sector equality duty. If the employer is not a public
authority but carries out a public function as part
of its work, it will be covered by the general part
of the equality duty in relation to the exercise of
that function.
The public sector equality duty seeks to promote
equality from within an organisation and the
general duty requires the organisation to have due
regard to the need to:
•

Eliminate discrimination, harassment,
victimisation and any other conduct that is
prohibited by the Equality Act 2010;

•

Advance equality of opportunity between persons
who share a relevant protected characteristic and
those who do not; and

•

Foster good relations between persons who share
a protected characteristic and those who do not.
Due regard must be given to these three
aims when undertaking procurement and to
comply with procurement law, consideration
must be given to the extent to which equality
considerations are relevant and proportionate to
the subject matter of the contract.
Most of the listed public authorities are also
subject to the specific duty (which operates
slightly differently in England and Wales). This
involves reporting requirements to demonstrate
compliance with the three aims of the general
duty. The public sector equality duties are relevant
both to the design and the management of the
built environment.
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The Reasonable Adjustment Duty and specific
building provisions

Document B (Fire safety) Volume 2: Buildings
other than dwellinghouses, HM Government,
2006 edition incorporating 2007, 2010 and 2013
amendments.

The Equality Act 2010 does not contain any
specific requirements for the built environment
and therefore has no relevance to ‘compliance’ in
respect of physical building standards.

The Regulations make clear that designs other
than those shown in the document can be
approved if they are justified as being equally or
more effective. Approval confers acceptance that
the building meets the regulations in respect of
physical access for disabled people.

Statutory Consents
When considering a reasonable adjustment to
a physical feature, the Equality Act 2010 does
not override the need to obtain consents such
as planning permission, building regulations
approval, listed building consent, scheduled
monument consent and fire regulations. If
the consent is not given, there is still a duty to
consider a reasonable means of avoiding the
feature.
•

Planning Act 2008, HMSO, 2008.

•

Disability Discrimination Act 2005, HMSO, 2005.

•

The Chronically Sick and Disabled Persons Act
1970, Department of Health, 1970.

•

Regulatory Reform (Fire Safety) Order, 2005.

•

Town and Country Planning (Development
Management Procedure) (England) Order 2015,
Article 9.
A1.2 Regulations and Standards

•
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Building Regulations 2010
The Building Regulations 2010, Approved
Document M (Access to and use of buildings)
Volume 2: Building other than dwellings, HM
Government, 2015 edition.

•

The Building Regulations 2010, Approved
Document K (Protection from falling, collision and
impact), HM Government, 2013 edition.

•

The Building Regulations 2010, Approved
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•

National Planning Policy
National Planning Policy Framework (NPPF),
Department for Communities and Local
Government, 2012.
The NPPF states that all developments should be
designed to be inclusive and that this should be
addressed by local policies.

•

London Planning Policy
The London Plan: Spatial Development Strategy
for Greater London consolidated with alterations
since 2011, Mayor of London, March 2016.
The London Plan (2016) comprises the
development plan at the regional level. .
This London Plan SPG outlines an approach for
delivering and implementing inclusive access. It
includes principles, policies and processes for
achieving inclusive design in London.
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and installation of lifts. Special lifts for the transport
of persons and goods. Vertical lifting platforms
intended for use by persons with impaired mobility,
British Standards Institution, 2010.

A1.3 References

•

•

BS 9999:2008 Code of practice for fire safety in the
design, management and use of buildings, British
Standards Institution, 2008.

•

BS 5656-2:2004 Safety rules for the construction
and installation of lifts. Particular applications for
passenger and goods passenger lifts. Accessibility
to lifts for persons including persons with disability,
British Standards Institute, 2004.

•

•

•

BS EN 81-70:2003, Safety rules for the construction
and installation of lifts. Particular applications for
passenger and goods passenger lifts. Accessibility to
lifts for persons including persons with disability,
British Standards Institution, 2003.
International Standards
ISO 7176-28:2012, Wheelchairs - Part 28:
Requirements and test methods for stair-climbing
devices, British Standards Institution, 2012.
ISO 9386-1:2000, Power-operated lifting platforms
for persons with impaired mobility, British
Standards Institution, 2000.

•

DD CEN/TS 15209:2008 Tactile paving surface
indicators produced from concrete, clay and stone,
British Standards Institution, 2008.

•

BS 7997:2003 Products for tactile paving surface
indicators, British Standards Institution, 2003.

Access Statements

•

BS 5395-1:2010 Stairs. Code of practice for the
design of stairs with straight flights and winders,
British Standards Institution, 2010.

Guidance on Information Requirements and
Validation, Department for Communities and
Local Government, 2010.

•

BS 7000-6:2005 Design Management Systems.
Managing inclusive design. Guide, British Standards
Institution, 2005.

•

BS 5499-4:2013 Safety signs. Code of practice for
escape route signing, British Standards Institution,
2013.

•

•

•
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British Standards
BS 8300:2009 (Amended 2010) Design of Buildings
and their approaches to meet the needs of disabled
people. Code of practice, British Standards
Institution, 2010.

Design and Access Statements: How to Write, Read
and Use Them, Commission for Architecture and
the Built Environment (CABE), 2006.
Planning and Access for Disabled People, ODPM,
2003.

BS 8501:2002 Graphical symbols and signs. Public
information symbols, British Standards Institute,
2002.
BS EN 81-28:2003, Safety rules for the construction
and installation of lifts. Remote alarm on passenger
and goods passenger lifts, British Standards
Institution, 2003.
BS EN 81-41:2010, Safety rules for the construction
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Sanitary Accommodation
•

Good Loo Design Guide, CAE, RIBA Enterprises,
2004.

•

Changing Places: the practical guide, Changing
Places Consortium, n.d.
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•

BS6465-1: 2006 Sanitary installations.
Code of practice for the design of sanitary facilities
and scales of provision of sanitary and associated
appliances, British Standards Institution, 2009.
Urban Design / External Environment /
Landscape / Transport
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•

Inclusive Mobility: A Guide to Best Practice on
Access to Pedestrian and Transport Infrastructure,
Oxley P., Department for Transport, 2002.

•

Improving Walkability: Good Practice Guidance
on Improving Pedestrian Conditions as Part of
Development Opportunities, Transport for London,
2005.

•

Guidance on the Use of Tactile Paving Surfaces,
Department for Transport 2007.

•

Traffic Advisory Leaflet 5/95 Parking for Disabled
People, Department for Transport, 1995.

•

Planning Policy Guidance 13: Transport,
Department for Communities and Local
Government, 2011.

•

Shared Space: Local Transport Note 1/11,
Department for Transport, 2011.

•

Inclusive Design for Getting Outdoors I’DGO, [online]
http://www. idgo.ac.uk/, 2011.

•

Inclusive urban design: Streets for life,
Architectural Press, 2006.

•

Inclusive Urban Design: A guide to creating
accessible public spaces, David Bonnett
Associates, BSI, 2013.

•

London Cycling Design Standards, TfL, 2014.
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Signage, Lighting And Wayfinding
•

The Colour, Light and Contrast Manual: Designing
and Managing Inclusive Built Environments, Bright,
K., Cook, G., Wiley-Blackwell, 2010.

•

Sign Design Guide: a guide to inclusive signage, JMU
and the Sign Design Guide, 2000.
Buildings

•

Designing for Accessibility, Lacy A., CAE/RIBA
Publishing, 2004.

•

Inclusive Design Toolkit, London Development
Agency, 2009.

•

Building Sight: a Handbook of Building and Interior
Design Solutions to Include the Needs of Visually
Impaired People, Barker, Barrick and Wilson,
RNIB/HMSO, 1995.
Office And Commercial

•

Workplace health, safety and welfare. Workplace
(Health, Safety and Welfare) Regulations 1992.
Approved Code of Practice L24, HSE Books ,1992.

•

The Accessible Office: Designing the Inclusive
Workplace, JMU Access Partnership, Royal
National Institute of Blind People, 2005.

•

Open for business: Taking the Risk out of 2004,
Employers’ Forum on Disability, 2003.
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Arts, Culture And Sport
•
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Accessible Sports Facilities | Design Guidance Note
Creating sporting opportunities in every community,
Sport England, 2010.
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GLOSSARY OF TERMINOLOGY

Inclusive road network
The inclusive road network comprises a hierarchy
of vehicular roads from primary roads, with a high
level of traffic, to tertiary roads, quieter streets
with limited traffic, as follows:

spaces and other key facilities such as including
accessible vertical circulation points, crossings;
and

•

Primary roads have vehicular traffic, including
buses;

Secondary accessible routes generally have
similar features to Primary accessible routes but
are less prominent and will be used by smaller
numbers of people.

•

Secondary roads have lower levels of vehicular
traffic and have no bus routes; and

Shared streets and spaces

•

Tertiary roads are designed to give greater priority
to pedestrians. They are designed as shared
spaces and the vehicular traffic is expected to be
limited.

•

Shared space is a way of enhancing a street’s
sense of place while maintaining its ability to
accommodate vehicular movement (as defined
in LTN 1/11 DFT 2011). Shared spaces can either
have small kerbs between the vehicular and
pedestrian zones or be level surfaces.

Setting-down points
Setting-down points are designated places, off the
main carriageway, where taxis and other vehicles
can stop for a short time to allow their passengers
to get into or out of the vehicle.
They will have both a kerb to facilitate a ramp
stored in a vehicle such as a black cab and a
dropped level to provide access to the pavement
from other vehicles.

Level surface
A street surface with no level difference to
segregate pedestrians from vehicular traffic (as
defined in LTN 1/11 DFT 2011).

Comfort space
An area of the street predominantly for pedestrian
use where vehicles, including bicycles, are
unlikely to be present.

Accessible routes
Accessible routes are pedestrian routes that
are inclusive and designed to be accessible
by everyone. These are categorised into two
types: primary accessible routes and secondary
accessible routes, as follows:
Primary accessible routes are defined as the
most direct and convenient accessible pedestrian
routes linking transport, buildings, public open
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Slopes
Slopes are usually longer and flatter than ramps
with a gradient of 1:21 maximum and rest
landings for changes of level of 500mm or more.
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Sanitary facilities for public use
Sanitary facilities for public use include public
WCs, accessible WCs, baby changing and
Changing Places.

Changing Places
Changing Places are combined toilet, shower and
changing facilities for use by people with complex
and multiple disabilities who require the help of
up to two assistants. They should be provided
in places where visitors are expected to spend
longer periods of time or in buildings where public
services are provided, for instance in community
buildings.

Blue Badge parking bays
An accessible parking bay designated for use by
Blue Badge holders only. Blue Badges are issued
by the local authority and are subject to varying
regulations.

Accessible car parking bays
An Accessible car parking bay is a bay designed
with a width, length and transfer zone as defined
in Approved Document M.
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6 TECHNICAL
CONSIDERATIONS
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6 Technical Considerations

6.1 Detailed reports in this
submission

This chapter is a high level summary of technical
considerations that influenced the design. They
refer to more detailed reports that can be found
as part of the Plot K1 detailed submission, or
in the Environmental Statement of the wider
planning submission of the masterplan.

Servicing / Transport (Arup)
The existing transport context for Plot K1 is discussed
in more detail in the supporting Transport Statement,
which has been produced by Arup. The Plot is served
by uncluttered footways on both Roberts Close and
Quebec Way, although the lack of permeability through
the former Harmsworth Quays Printworks to the
south does mean that pedestrian routes are relatively
indirect. This part of Canada Water will however be
opened up by future phases of development, with new
pedestrian and cycle routes connecting Plot K1 with
areas to the south. Plot K1 has a Public Transport
Accessibility Level (PTAL) of 4, representing good
access to public transport facilities.
Canada Water station provides access to 154 services
in the AM peak hour and is located 800m to the southwest of Plot K1, via Quebec Way and Canada Street.
The closest bus stops to Plot K1 are at the junction of
Surrey Quays Road and Canada Street, a 550m walk to
the south-west. In the AM peak hour a total of 86 bus
services are within a 640m walk of the Plot.
Due to the cul-de-sac nature of Roberts Close,
vehicular access is only possible from the south,
via Quebec Way. Pedestrian and cycle access is
also possible from Russia Walk to the north, which
connects with Archangel Street, St Elmos Road, and
Russia Dock Woodland. In addition to its status as a
local walking and cycling route, Russia Walk forms
part of National Cycle Route 4, and is proposed to
form part of Quietway 14, a walking and cycling route
between Blackfriars and Deptford.
Refuse collection will take place from the street in
Roberts Close, with refuse vehicles turning around in
the existing hammerhead and reversing back a short
distance to the Plot.
A total of four blue badge car parking spaces will
be provided within the Plot K1 boundary, located to
the rear of the site and accessed via a one-way at a
time access road. This arrangement is considered
appropriate as vehicle flows associated with the four
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car parking spaces are expected to be negligible.
Cycle parking will be provided at ground floor level
in a number of separate secure stores. A total of
62 (44%) spaces will be provided as two-tier racks
and the remaining 80 (56%) will be in the form of
Sheffield stands. Short-stay cycle parking will be
provided outside the site on Roberts Close as part
of the landscaping associated with the proposed
development.

Fire (Olsson Fire)
Fire engineering can have an influence on social,
economic and environmental sustainability. The fire
life safety design for the K1 development has been
developed with specific cognisance of social and
environmental aspects. The fire strategy seeks to
support the dual aspect nature of the apartments.
In particular, the strategy has been developed on the
principal of minimising ‘fire-only’ systems, seeking to
use the fabric of the building itself to support means
of escape and prevent fire spread where possible. The
strategy also seeks to reduce reliance on active fire
safety systems where passive measures are sufficient
to deal with a particular life safety aspect.
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Access and Maintenance
Plot K1has been designed with ease of maintenance
and robustness in mind. Masonry brick and PPC metal
are the predominant material palette.
Materials will be finished in such a way to minimise
maintenance requirements and preserve a high
quality building appearance.
Windows and glazed elements have been designed
to be easily replaced internally, for the majority of
components.
Maintenance access along the western site boundary
along the ‘mews’, has been carefully considered,
mindful of the proximity to the adjacent residential
development.
A 1.5m-2m wide maintenance route has been
integrated at ground level around the perimeter of the
building. The route is concealed by planted screens
to ensure privacy is maintained for the residential
occupants. The residential-facing façades can be
cleaned using a combination reach and wash from
the stepped planted terraces, or by MEWP from the
service road.

6 Technical Considerations

6.2 Environmental statement

Environmental Impact Assessment (EIA)

Sun / Daylight (GIA)

An Environmental Impact Assessment (EIA) has
been undertaken for the Development which
includes Plot K1. EIA is a process of identifying,
predicting, evaluating, and where necessary,
mitigating the likely significant environmental
impacts arising from a development. The process
enables developers to respond iteratively to the
prevailing environmental conditions and constraints
pertaining to their proposals. This allows for the
evolution of the most practicable environmentally
sustainable design and ensures that measures are
considered and implemented to prevent, reduce
and where possible, offset any potentially adverse
significant environmental impacts. The EIA process
also aims to ensure that potentially beneficial
impacts of a development are maximised. The topic
areas considered within the EIA and the design of
Plot K1 are as follows:

A detailed study has been undertaken to assess
sunlight and daylight impacts of Plot K1 on existing
properties outside the boundary of the site. The
proposed building massing has developed as
an interactive process throughout the design
development period to ensure that any sunlight/
daylight repercussions are well understood and
optimised by the proposal. All details can be found in
the report by GIA.

• Socio-Economics;
• Transportation and Access;
• Noise and Vibration;
• Air Quality;
• Ground Conditions and Contamination;
• Water Resources and Flood Risk;
• Ecology;
• Archaeology (Buried Heritage);
• Wind;
• Daylight, Sunlight, Overshadowing, Light Pollution
and Solar Glare; and
• Townscape, Built Heritage and Visual Impact
Assessment.
Full details can be found within the Environmental
Statement which reports the outcome of the EIA
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Energy / Sustainability (SWECO)
The building has been to designed to reduce demand
on energy by increasing the efficiency of the facade
and the basic services. The building services have
been designed with simplicity in mind, to ensure
that the future occupants do not suffer from high
maintenance costs and thereby negating future
problems with energy consumption and ultimately
increased carbon dioxide and nitrogen oxide release.
The fabric of the building will have low U-values and
low air permeability to ensure low heat loss. The
double aspect apartments maximises the use of
natural ventilation and avoids the need for mechanical
cooling.
Air Source Heat Pumps as the heat source provides a
future proofed scheme which will take advantage of
decreasing electricity grid carbon factors.
The use of LED lighting will further reduce the energy
consumption of the site.
The result is that carbon dioxide reduction is 35.5%
compared to Part L 2013.
The will be no combustion equipment on site due to
there being no boilers. This means there are no onsite NOx emissions and thereby maximizing the air
quality around the site.
The use of low flush WCs, taps and showers will
reduce the water consumption on site.
The use of Water butts will be developed to aid
irrigation of the common areas.
The ecological value of the site and biodiversity will be
increased through the landscaping strategy, and the
green and brown roofs.
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For further information please contact
freepost

CANADA WATER MASTERPLAN

telephone 020 7729 1705 (request the Canada Water Team)
email

team@canadawatermasterplan.com

