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1.0 Introduction

1.1

The team

Legal & General Property Limited - Developer &
operator
Established in 1836 and listed on the London
Stock Exchange in 1979, L&G have been providing
insurance cover to the UK for over 180 years. Over
the years L&G has grown and now, as well as offering
insurance and pensions, manages its investments of
£983bn, currently ranking as one of the world’s top 20
asset managers.

Turkington Martin - Landscape architect
Turkington Martin are landscape architects and urban
designers, dedicated to the creation of sustainable
places which support social, cultural and economic
vitality. The studio’s approach focuses on the needs of
the community and is informed by an understanding
of local identity, the natural environment, and the
urban context. The practice has a successful
track record in the design and delivery of urban
development and public realm projects, including
Greenwich Millennium Village, Peninsula Square
at the 02, Greenwich Peninsula Riverside and the
regeneration of Thamesmead.

Patel Taylor - Architect and Lead consultant

Quod - Planning consultant

Patel Taylor is an award-winning, London-based
architecture practice led by Pankaj Patel and
Andrew Taylor. Founded in 1989 and weaving urban
architecture and landscape into one discipline, Patel
Taylor designs places from city to human scale and
everything in-between. Known for creating exemplary
residential, mixed-use and workplace developments,
as well as educational and cultural buildings; the
practice is currently working on some of the largest
urban regeneration schemes in the UK. As exceptional
design is a product of collaboration, PT’s culture is
underpinned by openness, communication and service
to colleagues, consultants and clients alike. In essence,
the practice believes that architecture should be clear
and logical; spaces should be suited to their purpose,
enhanced by material and craft, light and shade.

Quod is an independent firm of more than 80
professionals advising on all aspects of planning,
development economics, socio-economics and
environmental assessments within our London and Leeds
offices. Quod’s focus is on delivering the right outcomes
which has earned it an enviable reputation. Quod is
fortunate enough to work with a wide range of clients on
some of the most exciting projects in the country. This
has helped us to recruit and retain some of the very best
people in the industry. Quod advises on a wide range
of planning issues, providing a bespoke service to suit
any requirement and adding particular value to larger or
more complex projects requiring a strategic approach.
Uniquely, Quod combines mainstream planning advice
with industry leading expertise on socio-economic
issues, environmental assessments, infrastructure and
development economics including affordable housing and
viability.

Lister & Lister - Interior architect

Cast - Cost and construction consultant

Lister + Lister are a residential focused interior design
studio founded in 2015 by Andrew & Sarah Lister.
Since forming, the studio has planned in excess of
4,500 apartments and has been at the forefront of
Build To Rent interior design. The studio is currently
working on some of the UK’s highest profile Build
To Rent developments and are constantly looking at
how to improve people’s standard of living through
innovative design.
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WSP - Multi-Disciplinary
As one of the world’s leading professional services
firms, WSP provides engineering and design services
to clients in the Transportation & Infrastructure,
Property & Buildings, Environment, Power & Energy,
Resources and Industry sectors, as well as offering
strategic advisory services. Our experts include
engineers, advisors, technicians, scientists, architects,
planners, surveyors and environmental specialists,
as well as other design, program and construction
management professionals. With approximately
48,000 talented people globally, we are uniquely
positioned to deliver successful and sustainable
projects, wherever our clients need us.

Five at Heart - Cycle Consultant

Peter Stewart Consultancy - Townscape
Consultant

Hoare Lea - Multi-Disciplinary

Peter Stewart Consultancy provides expert advice in
the fields of architecture, urban design, townscape
and the historic environment.

Bureau Veritas - Building Control

Hoare Lea is an award-winning engineering
consultancy with a creative team of engineers,
designers, and technical specialists. We provide
innovative solutions to complex engineering and
design challenges for buildings. Irrespective of the
scale or complexity of a project, we provide a full
range of MEP, environmental, and sustainability
services, bringing buildings to life and ensuring that
they perform in operation as well as they look.

Kanda - Community consultation

Five at Heart and Turvec are specialist designers
and installers of bike parking facilities for office and
residential developments
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1.0 Introduction

1.2

Executive summary

1.2.1 Introduction

This document should be read in conjunction with the
accompanying planning substitution drawings and
documents submitted with the application.

St
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This Design and Access Statement sets out the site
analysis, site history, design principles, constraints and
opportunities of the site and explains the design and
access characteristics of the scheme.

et

This Design and Access Statement accompanies a
detailed planning application substitution, submitted
by Legal and General Property Limited for the
redevelopment of the site bound by MacBean Street
and Beresford Street, London SE18.
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1.2.2 Our aim
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Our aim is to create a high quality urban environment
which integrates a sustainable mixed-tenure
residential development with new retail and
commercial opportunities and new open space and
public realm accessible to all. The proposals seek to
integrate with the surrounding context of Woolwich
by drawing on the history of the area with historically
themed features.

BLOCK C

As a team focused on exemplary design we seek to:

BLOCK D

Respond to, and build upon the established and
emerging urban context of the Royal Arsenal
development.

•

Significantly improve the quality of the streetscape
and public realm as well as the retail, commercial
and residential offering in Woolwich.

y’’s
Yar
d

Address the transitionary position of this strategic
site located between Woolwich town centre and
the Royal Arsenal development site and acting as
a gateway from Royal Arsenal station to the wider
area of Woolwich.

rra

•

BLOCK E
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1.3

Introduction

1.3.1 Macbean street development vision
Our vision is to bring to life a long-standing derelict
site in the heart of Woolwich Town Centre. We aim
to provide two new public spaces and a Lane, 2,023
sqm (21,775 sqft) of commercial space, 1284 sqm
(13,821 sqft) of residential facilities, alongside 595
much needed homes for London including 20%
affordable homes.
At the heart of this new quarter are two public
spaces- Murray’s Yard and The Garden. Cafés open
onto extensive landscaping, incorporating planting,
seating and informal play space for young children.
This will provide a much needed ‘oasis’ off the town’s
high street which is directly accessed via a new link to
Powis Street and the new Murray’s Lane off MacBean
Street. This will supplement the high street by
providing leisure and dwell spaces that complement
the more formal public spaces in the area. Flexible
commercial spaces of varying character and size
are provided for new and evolving local businesses.
These are accessed from Beresford Street and
MacBean Street. They will enhance the public uses,
create active frontages and help bring the place to life.
Beresford Street is transformed with a new entrance
to Murray’s Yard, which is visible fro the Dial Arch
Square crossing and benefits from a new pedestrian
crossing at the Eastern end of Maribor Park.
A 2-storey podium ties the buildings above together
and helps shelter the external spaces beyond. The
residential entrances are located along MacBean
Street and the proposed Garden. The commercial
entrances along Beresford Street, animating the
street and bringing Royal Borough of Greenwich’s
public realm vision of a ‘boulevard’ a step closer to
reality The majority of the new homes are located in
four buildings off Beresford Street. These all share
substantial amenity space located within the podium
upper level along Beresford Street and the new public
spaces. These residential buildings are orientated
radially around the open spaces to maximise sun and
daylight to the public realm, private outdoor spaces
and the new homes.
The architecture is created primarily from brick and
metal to reflect the historic character of the area as
well as the emerging new architecture.
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2.1

The Slate Yard

Blackhorse Mills

Box Makers Yard

Location
Slate Yard, Manchester

Location
Walthamstow, E17

Location
Bristol

Status
Completed

Status
Launching in 2019

Overview
The Slate Yard development is located near Spinningfields,
Greater Manchester city centre and benefits from good
accessibility to services and facilities. Residents have
access to a wide range of residential amenities including
residents’ lounge with free WiFi and coffee; cycle storage
and car pool; 24-hour on-site customer service and high
speed broadband.

Overview
Blackhorse Mills development is located in Walthamstow
in close proximity to proximity to Blackhorse Lane
Underground Station. The development benefits from
vast open space by overlooking Europe’s largest urban
wetlands. Currently under construction and due to be
launched by 2019. The scheme offers different types
of units ranging from studios, 1 bedroom, 2 bedroom
and 3 bedroom apartments. The scheme also provides
ample amenity spaces at ground and upper floors for
residents and visitors to create a vibrant community.
These spaces, catering for a variety of resident profiles
and catalysing a sense of community that runs through
the entire scheme, also include a heated outdoor
swimming pool.

Overview
Box Makers Yard is located in Bristol. The scheme
offers different types of units ranging from studios,
1bedroom, 2 bedroom and 3 bedroom apartments.
It provides a total of 259 apartments.

L&G BTR projects samples
Since 2015, L&G has invested £1bn in its Build
to Rent (‘BTR’) portfolio, delivering 3,500 homes
including low cost rental properties which help meet
the housing need of local communities. L&G has a
vision of investing in long-term sustainable urban
schemes that support wider urban regeneration
bringing jobs and housing back into town centres.
Through the creation of BTR assets, L&G is looking
to use its sources of long term capital to help address
the chronic long term lack of housing supply and meet
the increasing demand for affordable, quality rental
accommodation. L&G have a clear community led
housing vision which is set out below:
•Stability – A long term annual return for L&G’s
pension holders, supported by a stable community of
satisfied residents
• Equality – Best in class management services for
every resident, private and affordable, with access to
the same on-site facilities.
• Quality – Design and construction which can be
maintained efficiently and ensures the homes are
attractive to residents in the long term.
• Sustainability – Low carbon living for all ages,
integrated with the existing area and supporting local
businesses and community groups.
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3.0 Site context and analysis

3.1

Site location
The site is located in Woolwich south-east London
and is within the jurisdiction of the Royal Borough of
Greenwich. It is located approximately 100m north
of Powis Street. The site is bound to the north by the
A206 Beresford Street, to the east by commercial
buildings, to the south by the rear of retail buildings
and Powis Street and to the west by MacBean Street.
The planning application site area is approximately
1.175ha.
The site is in a highly accessible location and the
majority of the site benefits from a PTAL rating of
6b (Excellent). The closest bus stop to the site is
located on the A206 approximately 80m from the site.
Woolwich Arsenal Station is located approximately
300m walking distance from the site. This station is
served by Southeastern and Thameslink. Woolwich
Arsenal DLR station is also approximately 190m
walking distance from the site.

Figure 3.1: The figure above shows the site within its greater context and in relation to the city of London.
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3.2

Existing buildings on site
1. The Former Woolwich Polytechnic
The Woolwich Polytechnic buildings were demolished
and the educational facilities were relocated in 1999.

2. The Woolwich Market Pound
The Woolwich market pound comprises of storage
facilities and an informal car park for the market
traders.

3. The retained buildings of MacBean Centre
The MacBean Centre comprises a collection of
existing derelict buildings which have been abandoned
for some time.
A . This derelict building has predominantly been in
use as offices in association with the electricity works
which ceased 39 years ago. This building is part
three-storey and part four-storey.
B . A two-storey derelict building.
C . This part of the MacBean Centre is one-storey
buidling which falls outside of the site ownership
boundary. Access to this building will be retained from
the site through the Right of Way.

KEY
Application site
Right of way
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3.2.1 Existing site context
The site currently consists of two derelict buildings
within the South and East part boundary, these are
areas of hard-standing in the centre and demolished
buildings to the west and south east. An electricity
substation is also located along the south-western
boundary of the site, housed within a small brick
building.
The South-Eastern corner of the site is currently used
for informal parking and market stall storage. (This
area is referred to as Market Pound).
4.

One of the MacBean Centre retained buildings often
referred to as ‘The MacBean Centre’ (photo 7) is
a one-storey building and falls outside of the site
ownership boundary and is not part of this planning
application.

1.

5.

2.

6.

3.

7.
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3.3

Woolwich history
Woolwich has a rich architectural heritage, which is strongly
connect to the growth of the Royal Arsenal. There is an
extensive collection of historic buildings in the Royal Arsenal
and within the town centre.
Historical timeline:
• Medieval period- important river crossing point
• 1500s- Royal Dockyard established by Henry VIII
• 1670s- South side of Powis Street Complete
• 1700s- Dockyard & Arsenal a driving force behind
development
• 1780s- military established barracks (pulling town centre
southwards)
• 1869- dockyard closed

Powis Street 1905

Royal Arsenal Third Gates 1905

Powis Street 1965

• 1917- Arsenal peaks in size
• 1967- Royal Ordnance factory closes, triggering a period
of decline

17
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3.4

Site history
The former Woolwich Polytechnic
Woolwich Polytechnic was established in 1912 to train
boys for jobs in engineering, presumably to support
the manufacturing taking place at Royal Arsenal. The
building was abandoned in 1999 and relocated to
Thamesmead and the building demolished in 2010.

Murray’s Yard
Murray’s Yard takes its name from John Murray, a
car-man, who from 1884 ran livery stables behind
No’s 22–38 as a job-master or carriage contractor. He
gradually built up an array of sheds with stalls for more
than sixty horses and, to the east, a coach-house
and workshop under a wide arched corrugated roof.
A single-storey block to the west was reshaped to be
a cooker-repair workshop in 1933, and a two-storey
canteen block to its north was built in 1956.

The retained buildings of MacBean Centre
In 1930 the Council’s Electricity Department
substantially extended its rear premises onto what had
been Thomas Nash’s timber yard. This extended area
from Macbean Street to Murray’s Yard was for many
years a large electricity works depot. On its south side
a three-storey block of stores and offices was built in
1931, to plans by John Sutcliffe, Borough Engineer.

Birds Eye View 1960

Site Aerial View with demolished Build-

18
Doc. No. 577-PTA-ZZ-ZZ-RP-A-1001

Macbean street - Design & Access Statement - November 2020

Woolwich Polytechnic School

3.0 Site context and analysis

3.5

Local heritage and character
Woolwich has number of listed and locally listed
buildings covering a diverse range of historic periods
and styles. The photographs on the following page
are the heritage assets closest to the application site.
There are no listed buildings on the application site.
The Royal Arsenal contains a collection of listed
buildings, whilst the Island Site and the adjacent block
to the south form another cluster; the most notable
building being the Town Hall and Royal Arsenal
Gatehouse.
Powis Street and Hare Street are two of the most
significant streets, retaining predominantly fine grain
historic fabric, despite containing only four locally
listed and two listed buildings

1. Royal carriage factory

2. Dial Arch square

3. Royal Brass foundary

4. Main Guard house

5. Royal Arsenal Gatehouse

6. Woolwich Equitable house

7. William Shakespeare public

8. 66-86 Powis Street

19
Macbean Street - Design & Access Statement - November 2020

Doc. No. 577-PTA-ZZ-ZZ-RP-A-1001

3.0 Site context and analysis

3.6

Character of existing townscape
Through careful analysis of existing and emerging
context there appears to be the following character
areas:
1. The High Street
2. Callis Yard proposed development
3. Emerging riverside developments
4. Riverside developments
5. Royal Arsenal farmers’ market
6. No.1 Street
7. Riverside developments
8. Royal Arsenal riverside explore (RARE)
9. OSD / riverside development
10. Canon Square development
11. Spray Street development site
12. Woolwich public market
13. Beresford square
14. Equitable house
15. The Island site
16. Dial Arch square
17. Catholic club
18. Royal Arsenal hotel
19. Sovereign house
20. Lidl food store

KEY
Completed
Under construction
Consented schemes
Under consideration
Potential development sites
Open spaces
Local landmarks
High Street (Powis Street)
Application site
Woolwich masterplan boundary

1.

5.

2.

6.

3.

7.

4.

8.
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9.

13.

17.

10.

14.

18.

11.

15.

19.

12.

16.

20.
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3.7

Surrounding ground floor uses
The uses around the site are a mix of retail,
commercial and residential uses. The ground floor
uses around the site are predominantly retail and
residential.
The site is conveniently located close to various
amenities and facilities. There are number of local
health facilities (including The Queen Elizabeth
Hospital), GP practices, pharmacies, dentists and
opticians located within less than a 10 minute
walk from the Site. With regards to educational
facilities there are several primary schools and other
educational facilities within a 20 minute walk of the
Site. There are a range of supermarkets nearby, the
nearest of which is Lidl opposite the site on MacBean
Street.
The site is located in proximity to a Nursery at
Polytechnic Street. The site is also within a 500m
radius to several local schools, St Mary Magdalene at
Kingsman Street, St Peter’s Roman Catholic Primary
at Crescent Road and Heronsgate Primary at Burrage
Grove.

KEY
Retail
Residential amenities
Civic / Public
Leisure / Cultural
Other
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3.8

Urban vistas
Building patterns in Woolwich have been heavily
influenced by the location of the railway and the A206,
with street patterns generally varying on either side of
these features.
The introduction of the A206 re-routed the axes to the
northern side of the Gatehouse isolating this from the
Royal Arsenal. This in turn has moved the change in
direction of the street from Beresford Square to the
corner of our site.
The town centre which is focused around Powis
Street and Hare Street, is finer grain in character than
other parts of the town. The area has a clearly defined
urban pattern, comprised of robust urban blocks with
continuous frontage and a number of very prominent
landmark buildings.
Buildings at the Royal Arsenal are of a coarser grain
in places and larger in scale and recently in-filled
plots have reduced the fragmentation of the Arsenal.
Peripheral parts of the town centre have a more
fragmented urban form.

KEY
Application Site
Key Vistas
Modern Vistas
Historic focal point
Current focal point
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3.9

Urban grain
The main uses of the site in the last 200 years have
been industrial, offices, education and housing.
The urban grain along Beresford Street and Macbean
Street has been eroded over the years. The historic
illustration to the left show the urban grain evolution.

Historic grain in 1864.
Finer grain with completed perimeter blocks.

Historic grain in 1896.
Sections of the perimeter eroded and the introduction of larger built forms.

Historic grain in 1957
Removal of more perimeter blocks and further larger scale buildings introduced.
The loss of some of the connections to Powis Street.

Current grain
Widening Beresfrod Street and removal of remaining perimeter block edge.
Removal of corner block buildings.

KEY
The site
Historic Photograph of Woolwich around 1920
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3.10 Wider transport links
The site is in an accessible location with the majority
of the site having a PTAL rating of 6b (Excellent).
The site is well located in terms of providing good
pedestrian routes to public transport nodes in the
area, as well as facilities. This relationship provides
an ideal opportunity to reduce the need to travel by
private car for all types of trips including employment,
shopping, leisure and education.
There are multiple cycle parking facilities in the form of
Sheffield stands located all around the site.
The nearest mainline railway station to the Site is
Woolwich Arsenal which is 350m (4mins) walk from
the Site.
There is also the proposal to introduce the new
Elizabeth line for Crossrail within 350m walk to the
Site. This will run a service of 12 trains an hour from
Whitechapel to Abbey Wood. The location of the new
station is shown on the map to the right. This station
is planned to open in 2020, based on the Crossrail
official website.
There are also two piers in close proximity to the Site.
These are Woolwich Ferry South Terminal which does
a shuttle across the river to Woolwich Ferry North
Terminal. The other is Woolwich Arsenal Pier which
has two services.

KEY
The site
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3.11.3 Railways

3.11.2 Bus routes

3.11 Transport links

London Charing Cross, London Cannon Street and
Stratford International are all stations which can then
provide further connections to the rest of the UK.

The Site is served by a number of bus routes offering
access to a variety of destinations in east, north, south
and central London.

Woolwich Arsenal Station is located approximately
300m walking distance from the Site. This station is
served by Southeastern and Thameslink. Woolwich
Arsenal DLR station is also approximately 190m
walking distance from the site.

The closest bus stop to the Site is the Beresford
Square, Woolwich Arsenal (Stop U) on the A206,
which serves 4 routes with approximately 33 services
per peak hour.

3.11.1 Vehicular routes

Railways
London Charing Cross, London Cannon Street and
Stratford International are all stations which can then
provide further connections to the rest of the UK.
Woolwich Arsenal Station is located approximately
300m walking distance from the Site. This station is
served by Southeastern and Thameslink. Woolwich
Arsenal DLR station is also approximately 190m
walking distance from the site.
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The site is accessed via Macbean Street linking to
the A206 to the north, the A205 to the west heading
southbound and Powis Street to the south. These
roads are located in close proximity to the site, 10m
and 500m respectively.
The Site is accessed via Macbean Street with a further
pedestrian access from the A206 Beresford Street
and Murray’s Yard. Two access points to the site
currently exist from Macbean Street and one to the
Market pound from Beresford Street.
The local road network has a few restrictions in
operation: Right turns are prohibited on Macbean
Street and Powis Street is mainly pedestrian with
controlled access at specified times of the day.
190m walking distance from the site.
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3.12 Site constraints and opportunities

Environmental impact
Traffic noise and air quality issues from Beresford Street and MacBean Street are
mitigated in proposed scheme.

Local heritage - conservation areas
The site sits outside Royal Arsenal Conservation Area with only the rear western
boundary falling into Woolwich Town Centre Conservation Area.

28

Permeability & frontage
No permeability through the site and eroded urban gain with no active frontage
along Beresford Street or Macbean Street.

Sun path

Doc. No. 577-PTA-ZZ-ZZ-RP-A-1001

AOD imposed height limits
Site lies within the Outer Safeguarding Boundary of London City Airport and
therefore has an imposed AOD height limit.

Local heritage - listed buildings
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3.0 Site context and analysis

3.12.1 Site constraints and opportunities

Development zone & rights of way
Required right of way routes to be maintained for the Macbean Centre which lies
outside the site ownership. Existing Market Pound facilities to be re-provided on
site.

Site levels
The Site is generally flat with levels at the north and east of the Site ranging from
approximately 10.70mAOD to 10.90mAOD. Levels in the centre of the Site are
approximately 11mAOD.

Existing & removed trees
There are a total of eight trees along the northern boundary of the site fronting
Beresford Street. The removal of three trees was mitigated by the addition of
more trees in the proposed scheme (refer to landscape section)

Existing & proposed vehicular access
The site is currently accessible via two points from Macbean Street which will
both retained in the proposed scheme. The access to the Market Pound from
Beresford Street will be relocated to the north-west.

Pedestrian routes
The main pedestrian routes around the site are predominantly to the south along
Powis Street to the south which is mainly pedestrian with controlled access at
specified times of the day.

Placemaking
Possibility to activate frontages along Beresford Street and Macbean Street and
improve pedestrian permeability through the site. There is also and opportunity to
create new public open spaces and improve public realm provison in the locality.

Macbean Street - Design & Access Statement - November 2020
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3.0 Site context and analysis
3.13 Site boundaries
3.13.2 Southern boundary

3.13.1 South-East boundary

Fire escape stair

The south-east boundary is located adjacent to 1-4
Beresford St, Woolwich, London SE18 6BB. This is a
3 storey red brick office building. This building sits in
a sensitive location adjacent to Beresford Square and
directly in the backdrop of the listed Brass Foundry
when viewed along No.1 Street. Its development
potential remains unclear as a result of these
constraints.

Required fire escape right of way to be maintained
between No. 44-48 Powis Street & the existing
building on site.

Southern boundary
Fire escape stair
Required fire escape right of way to be maintained
between No. 44-48 Powis Street & the existing
building on site.

KEY
The site
South East boundary
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4.0 Policy context

4.1

Planning policy and background

4.1.1 Site allocation
The Beresford Street site is identified as an
Opportunity Site for regeneration in the Woolwich
Town Centre Masterplan. The framework sets out the
following principles for regeneration:
• Site should be developed for a mix of uses
• High quality of design
• Connection between Royal Arsenal and Powis
Street enhanced
• Market Pound to be relocated

Woolwich Town Centre Masterplan

The Draft London Plan
(Intend to Publish) 2019

Adopted London Plan 2016 - Annex One

Royal Greenwich Local Plan 2014

Site 12 - Beresford Street
These sites should be developed for a mix
of uses.Design should be of a high quality
and should take its influence from the Warren
masterplan area, whilst ensuring it forms and
appropriate entrance point to the town centre.
Connections between the Royal Arsenal and
Powis Street should be improved through
active frontages, reduction in the impact of
the A206 and ensuring that due recognition
is given to the vicinity of the riverside.
An alternative location for the Woolwich
Market Pound would be needed before any
redevelopment of this part of the site was
allowed.

Royal Greewich Local Plan
mu9

Comprehensive refurbishment options
forexisting buildings should be
investigatedwith infill development on underutilised are.

Macbean Centre
and former
Woolwich
Polytechnic
(1.06)

Woolwich Town Centre Masterplan

Temporary
school, market
pound and
community
uses

Mixed development of
town centre uses including
retail, possible covered
shopping mall

Royal Greenwich Local Plan - Core Strategy with Detailed Policies Mu9
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Development should complement and form
an activity link between Powis Street and the
leisure / tourism uses in Warren Lane and the
Royal Arsenal. See Woolwich Town Centre
Development Framework (2002 draft, being
updated) and Town Centre Policies.

4.0 Policy context

4.1.2 Planning background - GLA Post
occupancy review
Referencing the research undertaken by LSE London/
LSE Cities and released in June 2018, for the GLA,
on Residents’ experience of high-density housing
in London some key watch points emerge. These
have been integral to the underlying thought process
around which the scheme has been designed and
have provided the underlying principles from the wider
site layout down to the individual units.
The overall message was generally very positive with
the community feel of such developments being a
large draw. Safe access, management and additional
amenity spaces were all seen in a positive light.
Noise impact was a concern for some residents,with
noise spillage externally between blocksbeing more of
a concern than internally between properties. This is in
part due to sound bouncing back and forth between
buildings. The lack of storage was of a concern
alongside limited places to put furniture against full
height glazing.

WOOLWICH TOWN CENTRE MASTERPLAN - SPD APRIL 2012

Principles / concept plan

Site identified in
masterplan for future
development land

Woolwich
masterplan
framework plan

Residents’ experience of high-density housing in London
LSE London/LSE Cities report for the GLA, June 2018
WOOLWICH TOWN CENTRE MASTERPLAN - SPD APRIL 2012
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5.0 Design development

5.1

Pre-application engagement
The proposals have been subject to extensive preapplication discussions and consultation with the RBG,
the GLA, statutory consultees, local stakeholders and
members of the public.

5.1.1 Royal Borough of Greenwich meetings
Patel Taylor, Quod and the client primarily, have attended
a series of continuing discussions with RBG to discuss a
complete redesign for Macbean street. These meetings
commenced in December 2019 and communication has
been constant up until April 2020, when this substitution
took place.

Since the first substitution of the planning
application (May 2020), there has been ongoing
correspondence between PT, the client team and
RBG. The planners had concerns on:
•

The amount of winter gardens and private amenity
space in the scheme, as opposed to a more
conventional approach of solely bolt-on balconies.

•

High percentage of single aspect homes, including
Block E’ s North-East facing, single aspect homes.

•

Daylight quality of single aspect homes.

•

Number of homes served by each core.

•

Excessive length of corridors on some floors.

Following the latest meeting with RBG on the
11th of September, we have made a series of
design changes to improve the quality of the
scheme and address the concerns which were
raised:

38

•

Winter garden percentage has been reduced to
59.0% (351 no. of homes)

•

Balcony and Winter Garden glazing width increased
where daylight/sunlight levels were not appropriate.

•

Inset balconies have been introduced at higher levels.

•

A number of smaller units have been merged to
increase the percentage of homes with dual aspect
ratio.

•

Single aspect home percentage has now been
reduced down to 49.2%. Please refer to Concil UK’s
report for further details on daylight percentages.

•

Corridor in Block A has been divided and extended
towards the facade.

5.1.2 Greater London Authority meetings
Patel Taylor, presented to the GLA officers on February
19th, 2020. The process of re-approaching the scheme’s
concept was crucial to us. It helped us focus on how
we could better develop the project and describe our
aspirations for it.
The revised Patel Taylor design was presented to GLA
officers, using the GLA Stage 1 Report (7th January 2020)
as a benchmark.
GLA officers confirmed that they maintained support for
the principle of development, the housing mix, and effects
on heritage assets. GLA officers welcomed the new
approach to breaking up the mass and the variation in
architectural response.

5.1.3 Design review panel presentation
The proposals were presented to the RBG Design Council
panel and to the RBG Planning Board on the 13th of
March, 2020. A number of key planning issues relating to
the previous planning application scheme, were identified.
The Design Council had a number of comments for us,
including:
•

We recognise the work undertaken by the new design
team, alongside the local authority, to develop the
proposal, specifically through the reduction in units
and reconfiguration of massing to appear more
sympathetic within the surrounding context.

•

The Design Council also recognised the
improvements made to the quality of internal
corridors, the introduction of 4-bedroom family units,
and additional rooftop amenity space.

The permeability of the site has been further enhanced
through the introduction of pedestrian access from
Macbean Street, Beresford Street and Murray’s Yard,
which help to connect and ingrain the site into it’s
surrounding context.

Note: With regard to the EIA reports, please refer to the
letters as submitted by the relevant consultant.
Doc. No. 577-PTA-ZZ-ZZ-RP-A-1001
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5.2

Public consultation

5.2.1 Previous (planning application scheme)
consultation:
Community and stakeholder consultation, as part of
the pre-application process for the redevelopment of
the site at MacBean Street, has commenced with the
following activities undertaken so far:

Macbean Street - Design & Access Statement - November 2020

•

Door to door survey of local residents between
April and May 2019 with 36 respondents from
500 addresses

•

Meeting with Cllr Danny Thorpe, Leader of the
Council and Cabinet Member for Community and
Corporate Services

•

Briefing of the Royal Borough of Greenwich
Planning Board

•

Meeting with Len Duvall, Assembly Member for
Greenwich and Lewisham

•

Invitational flyers sent to circa 8,000 local
addresses weeks in advance of the public
exhibition

•

A public exhibition held across two days on 30th
May and 1st June 2019 attended by 40 members
of the local community and Speak out Woolwich

•

Provision of feedback forms at the public
exhibition. To date, six have been completed

•

Dedicated project consultation website
launched from 1st June www.givemyview.com/
macbeanstreet

•

To date over 1,671individual online visits and 688
surveys completed

•

Letters sent to ward councillors for Greenwich
Riverside regarding the site’s potential
development including an invitation to discuss the
proposals: Cllr John Fahy, Cllr Dominic Mbang,
Cllr Jackie Smith

•

Letters sent to local businesses and market
traders regarding the site’s potential development
and invitation to discuss the proposals

Doc. No. 577-PTA-ZZ-ZZ-RP-A-1001

5.3

Public consultation

5.3.1 Planning substitution scheme
consultation:
•

The consultation has concluded and Legal
& General has engaged pro-actively with the
community, throughout the project.

•

It is important to outline that L&G have been
proactive in their public consultation approach
and despite the restriction of Covid-19, a new
‘at a distance’ public consultation program
was launched via a dedicated consultation
website, that aimed to describe the proposed
development.

•

Details of the revised scheme, shall be made
available on the dedicated website to notify
interested local residents.
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6.0 Site layout, scale and massing
The revised approach aims to incorporate a number of new design opportunities:
6.1

Site layout

6.1.1 Strategic approach
A scheme was submitted for planning on the 1st July
2019 (planning ref:19/2498/F) proposing 5 buildings
named A, B, C, D and E ranging in height from 5 to 22
storeys.
Patel Taylor was appointed to revisit the design
approach and provide an alternative proposal for the
site.

Perceivable breaks
between
tall buildings

Our challenge was to explore whether there is a
better townscape composition possible. The design
approach attempts to do that by assessing the
previous proposal and extract the positives:

+

Podium design allows blocks A & C to
move back from
Beresford St

+

Overall massing
results less bulky
and dense

=
Creating a narrative for a historic townscape

1. Retain the current principles of a generous public
realm.
2. Maintain the overall principles and hierarchy of the
massing of blocks D and E.
3. Continue on the basis of a provision for a
generous private amenity space on the podium
level.

At the same time, the design of blocks A, B and C
was to be redefined, to create a better townscape
composition:
1. Redefine the plinth and allocate a number of
homes at lower level.
2. Reposition height the taller building on the
scheme and provide a sense of hierarchy.
3. Reduce the width and length of blocks A, B and
C and provide more variation at higher levels.

Following the planning substitution of May 2020 and
a series of workshops with RBG, we are revisiting
our design to further improve the scheme. The main
changes include the addition of inset balconies, the
reduction in number of winter gardens and changes
in the mix, all of which have impact on the facade
design. Further analysis on the changes follows in
Chapters 7 and 8.

The proposal strives to create a collection of buildings, which will articulate Woolwich’s skyline.
42
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6.0 Site layout, scale and massing

6.1.2 Strategic approach
Surrounded by the Royal Arsenal Heritage Centre,
Macbean Street aspires to transform a previously
neglected, derelict site in the heart of Woolwich, by
creating a new townscape composition. The ground
floor treatment aids way-finding while providing
access from Beresford Street, MacBean Street and
Murray’s Lane.
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Our proposal calls for the creation of a new route
which provides a clear visual connection through
Beresford street leading through to the site, under
Block C1. The site has been considered in such a way
as to optimise existing desire lines and to connect
existing places with proposed future ones, both within
the Site and around it, for example from Powis Street,
through Murray’s Yard to the new linear park along
Beresford Street, which is soon to be completed.

e
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Our approach creates three distinct external spaces;
two of which are accessible to the public providing
additional amenity and benefits to the wider
community. The massing composition maximises
views to the river for the residents of these blocks,
and also maximises sunlight into these spaces to
ensure these they are enjoyable environments in which
to spend time. Each of the taller block transitions
into lower setbacks, to provide a kinder massing to
the surrounding context. This also allows for better
daylight and sunlight on the surrounding properties.
The design of the blocks results to an ever changing
composition, which provides variety and is different
depending where it’s viewed from.
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Key:
Accessibility - movement around site
Massing scale transition
Sunpath diagram
Height transition - High to low

N

Green spaces
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6.0 Site layout, scale and massing

6.1.3 Rationale
The layout and location of each block has been
carefully considered:
•

Blocks A, B and C are connected through the
introduction of a double storey podium base.
This protects the new public spaces from busy
Beresford Street whilst providing a human scale
to the streetscape and an active frontage bringing
animation to the Street. The podium has a break
under Block C1, to provide a new direct through
to the site and to offer a clear visual connection
from Beresford Street. The podium is split from
Block D to provide the main entrance into the site
and provide connectivity between Powis Street
and Beresford Street.

•

Block A has been located parallel to MacBean
Street and is split across three massing blocks, to
break it up and make it appear less bulky. Height
is concentrated in the middle volume, while Block
A2 is lower, with two setback storeys on top. A2
is also slightly rotated, to create a setback as it
connects with Block B, to express hierarchy. This
holds the corner of the junction with Beresford
Street.

•

Block B is the landmark building for this
development, as it reads as the tallest and most
prominent block. It is evenly spaced between
Blocks A and C and is celebrated as the focal
point between the two geometries. The setbacks
as it grows in height, generate slender proportions
and allow for visual connections when viewed
from the Royal Arsenal.

•

Blocks C1 and C2 are meant to be read as to
separate buildings. Whereas Block C2 is almost a
mirror geometry to A2, Block C1 has a curvy form
and is rotated to be parallel to Block D. This aids
way movement and celebrates the relationship
between the two blocks.

•

Block D was developed in such a way to
compliment the taller blocks, while also welcome
pedestrians from the market to the North East.
Its setbacks also respect the immediate sensitive
context.

•

Block E’s orientation follows the historic grain and
runs parallel to Powis street. A series of curvy
setbacks creates a direct relationship between
Blocks C1 and D, while also allowing for generous
private amenity spaces.

The podium base

Block A

Block B

Block C

Block D

Block E

Key:
Factors affecting massing

N

Active frontages
Height transition - High to low
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6.1.4 Plan principles
6.1.5 Positioning and distances
6.1.6

60.5m

Blocks A, B and C are the tallest elements and
therefore have the biggest spacing between them,
to allow for generous daylight and sunlight. Blocks
are spaced and orientated in such a way, to minimise
overlooking and noise between apartments. A series
of setbacks adds interest and creates slenderness to
the buildings. Their orientation and slim north-east/
south-west elevations improving daylight between
the blocks whilst reducing the visual impact from the
Royal Armoury site.

18.9m
12.4m
20.4m

13.6m

96m
18.9m

38.4m

The five blocks of the Proposed Development have
been positioned within the Site according to best
practice for urban design principles. Distances
between the buildings also allow for the creation of
sociable, open spaces at Ground level, which are
large enough to invite people to explore them.

16m
22.5m
18.9m
m
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41m

30.9m

29m
21m

18.9m

55.7m
29.5m

49.4m

Key:
Distance between buildings
Green space on podium
Height transition - High to low

N
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6.1.7 Plan principles - Intermediate floors
6.1.8 Orientation and aspect
The blocks are expressed as a number of setbacks
which provide an opportunity for the blocks to have
dual aspect units as well as an opportunity for amenity
space at terrace level. In some instances, flats even
enjoy a triple aspect, mostly around corners.
The setback nature also allows for excellent views,
better sunlight/daylight and prevents overlooking
especially as the buildings rise in height. The number
of dual aspect units is currently 302 (50.8%).The
internal layouts of the blocks have been considered
to maximise the number of dual aspect units to each
corner, reduce the corridor lengths and improve the
circulation environment. The cores in Block A have
been divided to be shorter and also to be openended. This allows for natural daylight to enter the
corridors from the openings on tha facade, to make
the space more welcoming (please refer to the full set
of plans). On setback levels, the circulation connects
to the exterior terraces allowing daylight into the
waiting areas.
Following the received feedback on the May
substitution, we have made numerous changes in the
balcony strategy and fenestration. The balcony and
winter garden glazing width increased where daylight/
sunlight levels were not appropriate. We have also
introduced inset balconies at higher levels. The winter
gardens percentage has been reduced to 59.0% (351
no. of homes). A number of smaller units have been
merged to increase the dual aspect ratio.
We have been in constant communication with the
daylight and sunlight consultants to ensure that the
apartments enjoy enough light throughout the day.
The façades have been optimised to balance good
levels of daylight with over-shading, through the use
of balconies and façade treatments, to limit the risk of
overheating.
Please refer to Concil UK’s daylight and sunlight report
for further information.

Key:
Single aspect home
Dual/triple aspect home

N

Direction of view
Sunpath diagram
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6.1.9 Plan principles - Upper floors
6.1.10 Orientation and aspect

595
number of
homes

50.8%
Dual aspect
homes
(302)

47%
1bed
(141)

43%
2bed
(131)

10%
Key:
Single aspect home
Dual/triple aspect home

N

3-4bed
(30)

Direction of view
Sunpath diagram
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6.2

Scale and massing

6.2.1 Massing and form principles
B

The principles of the location and orientation of
the blocks have already been explained previously,
however these diagrams attempt to explain the design
process we have gone through.
This process has ensured that each block is
identifiable, works in a different, unique manner, but
always complementing each other.
The four blocks along Beresford Street started off as
simple linear volumes, which are connected by a long
plinth, resulting to a terraced development. We then
started experimenting with height, width, setbacks,
and openings. These changes were always followed
by a series of tests in accordance with the verified
views. This ensured that our proposal was primarily
respectful of the site’s sensitive context.
Our priority was to design this development across
all views and angles, to not neglect a single elevation.
Volumes shift, rotate and cantilever, to aid with wayfinding. Blocks A and C are always subservient to
Block B, which should read as the primary landmark
building. Block C has a double height gap, which acts
as a new connecting route throughout the site.
Additional setbacks are introduced on all blocks, to
form a stepping edge along the perimeter of the
development, creating a playful skyline. This softens
the development’s impact with regard to height, and
ties into the surrounding context. The angles of the
podium are adjusted to follow the geometry of the
volumes above. Blocks C, D and E have a curved
facade, to reduce the visual mass and create elegant
forms.

A1

B

C1

D

A1

C1

A2

C2

Massing starts as a concept of a terrace of distinct buildings

C2

D

A2

Massing develops so that Block B ‘reads’ as the main landmark building, with
A1 and C1 following. Block D shifts at the first two storeys to aid way-finding.
Block C1 gets ‘carved’ to aid to peacemaking and way finding at ground.

B
B

A1

A1
C1

C1

E

D

E

D

Key:
Massing moves
Transition
Massing changes

The form for Block E’s is largely affected by the rights of way,
which dominate a large part of the site.
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Both Block B and Block C1 were further developed with a series of
setbacks, to soften their massing against Block E.

6.0 Site layout, scale and massing

B

A1

A1

B

C1
C1
D

C2

A2

D

A2

C2

More experimentation on Block B’s form meant testing different typologies,
such as a slender tall tower. Block A2 was shifted and rotated towards block
B, receiving a recessed top storey. Block C2 recesses to reveal an interesting
relationship with Block B.

To refine the hierarchy amongst blocks, it was decided that Blocks C1 and C2 would
reduce in heights, so would Block A1. The recessed storey on top of A2 became
double height, to enhance Block B. Block B received a more articulated ‘top’.

B

B
A1

A1
C1

C1

D

D
E

E

The relationship between blocks C, D and E was crucial, to
establish a hierarchy between this terrace of buildings.

The final moves across all buildings such as introducing setbacks on Block
A1 and B, reducing height on C and D, celebrate each block’s individuality,
resulting into a picturesque massing composition.
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6.2.2 Relationship to context
Height and character of context
The proposed development (highlighted in yellow here)
follows the principles of respecting the surrounding
and evolving context, while also creating a new
townscape skyline for Woolwich.
The height and character of Woolwich town centre
follows the general principles of a low scaled ‘Heritage
valley’ which runs along No.1 street and up along the
edge of General Gordon Square. Tall buildings cluster
around the new Cross-rail station, dip down in height
to respect the Heritage valley and then rise in height
towards the river. Within each cluster of tall buildings,
the height varies to create an undulating skyline.

Key:
Development
Taller

Lower
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6.2.3 Relationship to context
Building heights
The proposed development’s suggested building
heights follow the character of the area and link the
recent riverside developments to the cluster of tall
buildings around the Crossrail Station.
The concept lays behind the idea that Block B is
the landmark building, leading in hierarchy and
placemaking. Following on from this hierarchy, Block
A is lower in height in a series of setbacks, aiming
to draw the eye around Beresford Street towards
the river. Block C does the same towards the East,
respecting the public square and allowing visual
connection with the totality of the development.
Blocks D and E are the lowest in height buildings
at 10 and 7 storeys respectively. This proves the
design concept’s attempt to create a variety of
characters and building typologies, which will prevent
the development from becoming invasive to the
surrounding historic context. All blocks have a series
of setbacks which aid in creating a transition of scale
from the taller blocks down to the town centre and
Powis Street. This creates a varied and undulating
skyline which helps create a distinction between each
block and softens the skyline.

Key:
Proposed development
Riverside development
Other consented schemes
Oversite development
Other tall buildings
Tall developments on RBG urban design strategy
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6.2.4 Relationship to context
6.2.5 Beresford Street

Unfolded Beresford Street elevation:

The adjucent figure demonstrates a double elevation
which unfolds across either side of Beresford Street.
The proposed height has been established to sit along
side its neighbours and respectful to the current and
emerging context. The proposed heights vary from
7 to 22 storeys, with a number of setbacks. These
were established to ensure that the development is
conceived as a picturesque composition of buildings,
that create a new series of terraces across Beresford
Street.
Each block is treated as a separate typology,
ensuring that the massing ‘reads’ a series of buildings
Proportions and hierarchy were key when envisioning
the proposed development. Particular attention was
given to the emerging context, to ensure the proposal
sits nicely and comfortably within its surroundings.

South

Spray Street site

Proposed sc

Arsenal Gatehouse

22
18

7

11

12
25

22

15

16

15
10

12

14
22

OSD Scheme

Brass foundry

Catholic Club

North
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cheme

Key for aection

19

15
7

15

6

09
15

17

15

13

18

18
Key:

27

Proposed development
Tall developments on RGB urban design strategy -27 storeys**
Tall developments on RGB urban design strategy 20-25 storeys**

Riverside development

Tall developments on RGB urban design strategy 18-19 storeys**
Tall developments on RGB urban design strategy 15-17 storeys**
Tall developments on RGB urban design strategy 12-14 storeys**
** Urban Design Strategy ( Royal Borough of Greenwich ‘A New Vision For Woolwich’ )
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6.2.6 Massing and height evolution
Respecting the context
The heights and positions of the all proposed
development blocks have been adjusted to minimise
the impact from the Royal Arsenal Conservation Area
and in particular in relation to the Grade 1 listed Royal
Foundry. In the 1990s the site was empty with the
buildings to the west standing alone. The surrounding
developments over the intervening years have
completely altered the character and setting of the
historic buildings.

20

11

22
11
18

10

18

10

Figures 6.1 to 6.4 demonstrate how the design has
evolved throughout a series of workshops between
Patel Taylor and the RBG. We have been very
open to discussions and have continuously tried to
improve the massing, providing the best townscape
composition available. The number of storeys has
reduced significantly, with the introduction of more
setbacks to result in more slender buildings. Further
steps were taken with the implementation of different
forms and curved façades.
We have revised the massing again and again, testing
each proposal meticulously against the verified views.
Our goal was to ensure that the proposal has always
been respectful of the current and emerging context.

22

20

9

9

12

12

6

6

8

8

Figure 6.1: Previously proposed massing: 640 no. of homes

Figure 6.3: Previously proposed massing: 640 no. of homes

Figure 6.2: Pre-app 1, 24th January 2020

Figure 6.4: Pre-app 2, 10th February 2020

The proposed massing eventually resulted in a series
of buildings which allow for wide enough gaps to
break the ‘wall of development’ effect and result in a
sympathetic proposal.

22

19

22

19

15
9

16

15
9

16

10

14

10

12
7

10
7
7

Figure 6.3: Planning substitution (1st) 621 no. of homes

Figure 6.4: Current proposal: 595 no. of homes

Planning substitution, May 2020

Planning substitution, November 2020
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6.0 Site layout, scale and massing

6.2.7 Building heights and setbacks per block
The massing strategy has been designed to:
•

Deliver high quality homes within a medium to
high density housing development.

•

Ensure the maximum possible provision of open
space, resulting to a generous public realm at
ground level.

•

Thoroughly examine the repercussions on the
skyline and the relationship with the surrounding
context.

•

Address daylight and sunlight impact on the
existing context.

•

Create a new townscape composition which will
make a positive addition to the local area.

22

19

11

16
13

19
15

9

9

10
2

Figures 6.1 to 6.6 illustrate the massing strategy
as it is further described below:
Figure 6.5: Block A1

Figure 6.7: Block A2 and Podium

Figure 6.9: Block B

Figure 6.6: Building storeys per setback : 9-13-16-19

Figure 6.8: Building storeys per setback : 2 (podium), A2: 9-11

Figure 6.10: Building storeys per setback: 10-15-19-22

16

9

14

•

Block A1 is broken up through a series of
setbacks, as well as contrasts in materiality. This
attempts to break up the volume’s scale, ranging
in heights from 9 to 19 storeys.

•

Block A2 and the podium are introduced as
the intermediate ‘break’ between the 2 tallest
elements. Block A2 also features a 2 storey
setback, to make the corner step away from
Macbean and Beresford Street.

•

Block B: Inspired as a marker building along
Beresford Street, with a series of setbacks to
create a massing ‘dialogue’. The heights range
from 10 to 22 storeys, with it being the tallest
building of the proposed development.

•

Blocks C1 and C2: Block C1 is an arrival
building, with an inviting curved form, which aids
way-finding, while stepping down as it follows
Woolwich’s urban grain. Block C2 acts as an
intermediate volume again, to define C1 as a
subsidiary element against Block B.

•

Block D: Addressing the existing context, it steps
down and ‘opens-up’ towards the market, to
provide direction to pedestrians as they approach
the development.

•

Block E: The lowest building in height, it steps
down towards Murray’s Yard. The setbacks
ensure Block E steps away from Block D, allowing
the generous daylight on ground level.

10

12
7

2

7
5
3

Figure 6.11: Blocks C1 and C2

Figure 6.13: Block D

Figure 6.15: Block E

Figure 6.12: Building storeys per setback : C1: 9, C2: 12-14-16

Figure 6.14: Building storeys per setback : 2-7-10

Figure 6.16: Building storeys per setback : 3-5-7
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6.2.8 Open space and key views
Height and character in context
The importance of this view was highlighted on
numerous occasion in our meetings with RBG. We are
confident that the proposed development is respectful
of its context and reflects the stepping up from
General Gordon Square. It is importance to notice the
distance between the proposed development and
Equitable House. We have amended the massing and
heights numerous times, to ensure enough variation
from the hard edge on the skyline that is created by
Maritime House at present.

Maritime House

Equitable House

Note: Please note this is not a verified view and is only produced for illustrative purposes. Please refer to the THVIA for full verified views.
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6.0 Site layout, scale and massing

6.2.9 Open space and key views

1

Respecting the Royal Foundary
The articulation of massing, the height and positioning
of all the proposed development blocks have been
developed throughout the design process, in order
to minimise the impact from the Royal Arsenal
Conservation Area and in particular in relation to the
Grade 1 listed Royal Foundry.

23
24

In the 1990s the site was empty with the buildings
to the west standing alone. The surrounding
developments over the intervening years have
completely altered the character and setting of the
historic buildings.
Key for verified views

Existing townscape view 1

Proposed townscape view 1

Walking down No. 1 Street, the Proposed
Development would barely be visible behind the
existing buildings of the Royal Arsenal Riverside
development. As seen in view 24, our development is
also largely concealed by existing permissions around
the Royal Brass Foundry.
Our design approach has always been with the key
views in mind. PT has followed a series of principles,
allowing for permeability, respecting the relationship
with the existing urban context and allowing for
sunlight in the Site through their orientation.
Please refer to the Townscape, Heritage and Visual
Impact Assessment (THVIA) for further information.

Historic photo showing the building to the west
along No. 1 Street standing alone prior to recent
developments. This highlights how drastically the
character of the area has altered in the past 20 years.

Existing townscape view 23

Proposed townscape view 23

Existing townscape view 24

Proposed townscape view 24
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7.0 Proposed layout

7.1

Proposed ground floor
The proposed ground floor consists mainly of a flexible
workspace, flexible commercial spaces and shared
amenities for residents. Those uses were carefully
selected to complement the surrounding existing
uses.
The commercial spaces and the residential entrances
and associated amenities provide an active frontage
along Beresford Street, MacBean Street and the new
public realm within the site.
The proposed public paths linking Powis Street
to Beresford Street enhances the permeability
through the site and helps increase the public footfall
necessary to activate the public realm.
The main residential entrance, announced by a
double height space, is located to the west side of the
garden. From the entrance lobby a generous, open
stair leads to the first floor resident’s amenity area.
In addition to the main entrance, each block has it’s
own individual entrance lobby.

Key:
Flexible commercial space
Residential amenity - Common space
Residential amenity - Circulation
Cycle store / Cycle lift
Market storage

Note: Residential amenity layouts by Lister and Lister

Plant room
Refuse store
Active frontage

N
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7.2

Proposed first floor
The residential amenity space is located over the
ground, first and second floors, connecting blocks
A, B & C directly while the main entrance is directly
connected to blocks D through the landscaping.
The first floor is the link level and a route between the
cores passes through a series of open plan spaces
including home working areas with different levels of
privacy, games areas and a gym.
A resident’s terrace opens out from the amenity and
faces south over the garden.
Access to the central cycle store is also provided at
first floor level.

Key:
Flexible commercial space
Residential amenity - Common space
Residential amenity - Circulation
Gym
Cycle store / Cycle lift
Market storage
Plant room
1B1P
1B2P
Note: Internal layouts (except Block E) by Lister and Lister

2B3P
2B4P
3B5P

N

3B6P
4B6P
61
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7.3

Residential amenity at ground floor level

7.3.1 Residential lobby, lounges and amenity
spaces
The main entrance to the development is centrally
located on the ground floor of block B. The lobby
provides a variety of seating areas and space to work.
The front desk is also located in block B and is
situated adjacent to the Facilities Management suite.
All parcels are delivered to the front desk and a parcel
store is provided. Post boxes for block B are located
in the main entrance. Post boxes for the other blocks
are located in their individual entrances.

Key:

N

Residential amenity - Common space
Residential amenity - Circulation
Note: Internal layouts (except Block E) by Lister and Lister

Figure 7.1: Examples of work by Lister and Lister

Figure 7.2: Examples of work by Lister and Lister

Figure 7.3: Examples of work by Lister and Lister

Figure 7.4: Examples of work by Lister and Lister
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Figure 7.5: Examples of work by Lister and Lister

7.0 Proposed layout

7.3.2 Residential lobbies at ground floor level
The front desk is located in block B and is situated
adjacent to the Facilities Management suite.
All parcels are delivered to the front desk and a parcel
store is provided. Post boxes for block B are located
in the main entrance. Post boxes for the other blocks
are located in their individual entrances.

Figure 7.7: An opportunity for social interaction.

Figure 7.8: The interior spaces maintain constant visual connection with the open green spaces on the outside,
providing a calm environment for the residents.

Figure 7.6: The landscape integrates harmonically with the interior, resulting in a series of well connected spaces.

Figure 7.9: A rich pallete of materils and textures, create a warm atmosphere to recreate.

Note: Internal layouts (except Block E) by Lister and Lister

Note: Sketches by Lister and Lister

Macbean Street - Design & Access Statement - November 2020
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7.3.3 Entrance lobby
View to mezzanine amenity areas
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7.4

Residential amenity at first floor level
The first floor facing onto Beresford Street, linking
blocks A, B and C is dedicated to the resident’s
amenity spaces.
Adjacent to the block A core is the gym and fitness
studio. Home workspace is provided in block B and
features shared bench working as well as individual
booths. The amenity then opens out to include the
social lounges, games areas and the south facing
terrace. Two bookable, flexible use suites complete
with kitchens are located in the footprint of block C.
The shares cycle stores are directly accessible from
the amenity.spaces.
The gym, located on the corner of Macbean Street
and Beresford Street, provides a wide selection of
equipment and features a gym studio.

Key:

N

Residential amenity - Common space
Gym

Note: Internal layouts (except Block E) by Lister and Lister

Figure 7.2: Example of work by Lister and Lister
Note: Internal layouts (except Block E) by Lister and Lister

Figure 7.3: Example of work by Lister and Lister

Figure 7.4: Example of work by Lister and Lister

Figure 7.5: Example of work by Lister and Lister

Note: Sketches by Lister and Lister
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Figure 7.1: Sketch by Lister and Lister
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7.0 Proposed layout

7.5

Flexible commercial at ground floor level
A series of commercial spaces promotes the
animation of the proposed development at ground
level and activates all proposed routes around and
within the site. This results to a lively and active
development which is experienced at different
times of the day. The proposed commercial spaces
compliment the existing town centre uses by providing
flexible spaces which could accommodate a wide
range of uses. This also marks the beginning of new
employment opportunities created for local people
and local startups.

N
Note: Internal layouts (except Block E) by Lister and Lister

Key:
Flexible commercial space
66

Figure 7.6: Examples of flexible commercial spaces

Figure 7.7: Examples of flexible commercial spaces
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Figure 7.8: Examples of flexible commercial spaces
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Figure 7.9: Examples of flexible commercial spaces

7.0 Proposed layout

7.6

Flexible commercial at first floor level

N
Note: Internal layouts (except Block E) by Lister and Lister

Key:
Flexible commercial space
Figure 7.1: Precedent/inspiration for flexible commercial space

Figure 7.2: Precedent/inspiration for flexible commercial space

Figure 7.3: Sketch by Lister and Lister

Macbean Street - Design & Access Statement - November 2020
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7.7

Market storage centre at ground and first
floor levela
Following consultation with the management team
of the Beresford Street Market and Royal Borough of
Greenwich officers the team has developed the design
to create a total of approximately a GIA of 676 sqm
of bespoke enclosed storage space for the market
traders. The legal requirement for this provision is 465
sqm but the proposal has provided much more than
this by creating a mezzanine storage space.
The proposed facilities will be located below block
D to the north east of the site. Traders will access
the facility from Beresford Street with doors situated
as close as possible to where the market is located.
Internally, the bespoke design creates flexible storage
units of a variety of sizes to suit the requirements of
the traders. This layout can be altered over time to
suit changes in market requirements. An access lift
is also provided to the mezzanine area. A bin store is
provided to service the market traders.

N

Key:
Market storage
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Figure 7.4: Sketch by Lister and Lister
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Figure 7.5: Google earth view of the site currently
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Figure 7.6: Example of markets - a place for social interaction

7.0 Proposed layout

7.8

Residents’ cycle stores and entrances at
ground floor
Dedicated, secure cycle store entrances are
located across the development, making access as
convenient and user friendly as possible. The main
cycle parking area which is located on the first floor, is
accessed via dedicated cycle lifts, ensuring step-free
access for all users.
The entrances are designed specifically for cyclists
with durable finishes and easy routes of egress.

N
Note: Internal layouts (except Block E) by Lister and Lister

Key:
Cycle store / Cycle lift
Figure 7.1: Example of work by Lister and Lister

Figure 7.2: Example of work by Lister and Lister
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Figure 7.3: Example of work by Lister and Lister
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7.0 Proposed layout

7.9

Residents’ cycle stores and entrances at
first floor
At first floor the cycle parking and storage is clearly
defined into zones, making it easy for residents to
locate their bikes.
Workshop tools for minor maintenance are provided in
a central location.

N
Note: Internal layouts (except Block E) by Lister and Lister

Key:
Cycle store / Cycle lift
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Figure 7.4: Precedent example / Inspiration for interior ambience
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Figure 7.5: Precedent example / Inspiration
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Figure 7.6: Sketch by Lister and Lister

7.0 Proposed layout

7.10 Proposed second floor
The second floor is predominantly apartments, some
with outdoor space facing onto the swimming pool
and terrace.

Key:
Residential amenity - Common space

N

1B1P
1B2P
2B3P

Note: Internal layouts (except Block E) by Lister and Lister

2B4P
3B5P
3B6P
4B6P
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7.11 Residential amenities at second floor
Located above the gym and connected by the lift and
stair in block A is the outdoor swimming pool and
changing rooms.
Together with the gym, these spaces form the
wellbeing offer within the development.
Adjacent to the pool is a residents garden lounge
which opens onto a south facing terrace.
Connectivity to the main entrance lobby is provided
through core B.

N
Key:
Residential amenity / swimming pool

Figure 7.4: Example of swimming pool by L&G, Lister and Lister
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Note: Internal layouts (except Block E) by Lister and Lister

Figure 7.1: Example of swimming pool by L&G, Lister and Lister
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Figure 7.2: Example of swimming pool by L&G, Lister and Lister
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Figure 7.3: Example of swimming pool by L&G, Lister and Lister

7.0 Proposed layout

7.11.1 Amenity lounge and terrace at second
floor level
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7.12 Proposed typical lower floor
7.12.1 Level 03
The proposed typical floors consist of only residential
apartments which are accessible via communal
corridors and one or two cores. The blocks are set
out to allow enough distance between each other to
enhance residents’ privacy and avoid any overlooking
issues.

N
Key:
1B1P
1B2P

Note: Internal layouts (except Block E) by Lister and Lister

2B3P
2B4P
3B5P
3B6P
4B6P
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7.13 Proposed typical intermediate floor
7.13.1 Level 09

N

Note: Internal layouts (except Block E) by Lister and Lister

Key:
1B1P
1B2P
2B4P
3B5P
4B6P
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7.14 Proposed typical upper floor
7.14.1 Level 12

N

Note: Internal layouts (except Block E) by Lister and Lister

Key:
1B1P
1B2P
2B4P
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7.15 Proposed roof floor

N

Note: Roof plan design by Turkington Martin
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8.0 Appearance

8.1

Facade expression

8.1.1 Appearance
8.1.2 Blocks A, B and C
The scale and massing of the blocks have been
broken down into 3 elements:
1. The Podium
2. The Middle
3. The Top
•

•

Block A is broken up as a series of three
buildings, further enhanced by the use of vertical
piers and the ‘screens’ which break up the
volume, to make it’s massing appear lower in
height. Projecting balconies are conceled behind
the screen, which results in a more cohesive
facade.

•

Block B, aspires to become a landmark building
across Beresford Street. With its lantern ‘crown’,
vertical colonnade at ground and articulated
facade in between, Block B is an exciting building
which is experienced differently as you look
up. The facade is further broken down, by the
introduction of inset balconies starting at Level 10.
This provides a ‘lighter’ feel to the building, as its
silhuette becomes sleeker as it gains height.

•

Block C is divided between blocks C1 and C2.
While these are portraying a different in language,
they still need to work together. This is done by
the horizontal treatment of the façades and the
bands which translate this continuation. A strong
vertical axis is further enforced with the use of
gold fins on the facade.

Concept sketch

80

The Podium is comprised of the Ground to
third floors and wraps around blocks A, B and
C providing the active frontage and pedestrian
interfaces at street level. This houses the
residential amenity, flexible commercial and
ancillary spaces.

Façades broken down into 3 elements

Façades broken down into 3 elements

Façades broken down into 3 elements

Verticals are added to draw the eye from the base to the top and create
proportion between the window zones

Verticals are added to draw the eye from the base to the top
and create proportion

Verticals are added to create proportion between the window zones

Horizontal bands break down the mass to create rhythms between blocks.

Horizontal bands break down the mass to create rhythms
between blocks.

Horizontal bands break down the mass to create rhythms between blocks.
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8.1.3 Facade appearance
8.1.4 Blocks D & E
The verticality of Blocks A,B and C is contrasted
with the horizontality of the façades in Blocks D and
E. However, even though lower in height, these two
blocks still find ways to celebrate their verticality.

Façades broken down into 3 elements

•

In Block D, the ground and first floor façades are
a combination of glazed brick and white glazed
terracotta. The treatment of the massing, facade
and scale is different between the ground and
the floors above. A series of columns which land
on the public realm, enhance this verticality and
create a connection between the first two floors
and the residential storeys above. To ensure
proportions are in cohesion with the adjacent
buildings C1 and C2, the facade changes from
spandrel panels to brick, following a vertical
rhythm of a set of 2.

•

Block E praises the principles of horizontality, as
the facade changes at every 2 storeys. With a
series of ‘folding’ panels which vary in length, the
facade appears as if it is recessing in and out.
This results to the building appearing less static,
especially as it sets back in height. This dynamic
facade is especially crucial to this building, due to
the scale of its massing. Lastly, the ground floor
treatment with darker glazed bricks, provides a
stark contrast with the residential floors above and
activates the frontage at eye level.

Façades broken down into 3 elements

Verticals are added to draw the eye from the base to the top

Verticals are added to the window zones to create proportion between the
balconies and windows

Horizontal bands break down the mass and windows

Horizontal bands break down the mass to create rhythms between blocks.
Inward window detail create depth and dimension to the facade.
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8.2

Balcony strategy
Following a series of discussions with RBG, we
have reconfigured the facade, which can now be
broken down into three main principles:
1. Projecting balconies
2. Inset balconies
3. Winter gardens
The balcony strategy for the proposal has been
developed in communication with consultants to
optimise daylight and sunlight while reducing the
impact of poor air quality and noise from Beresford
Street.
While we understand the need for private amenity
space, we also appreciate how a projecting balcony
quite often, exposes one to the elements. In areas
such as the internal courtyards, where optimising
daylight throughout the day is crucial, and outer
edges with noise and air quality concerns, our
proposal calls for what we consider is the optimum
solution. A combination of projecting, inset balconies
and winter gardens to provide the best quality of
space depending on the conditions, which will be
analysed later in this statement.

Key:
Apartments with projecting balconies
Apartments with inset balconies
Apartments with winter gardens
Apartments with terraces
Communal terraces
Beresford St
82

Doc. No. 577-PTA-ZZ-ZZ-RP-A-1001

Macbean street - Design & Access Statement - November 2020

8.0 Appearance

Previous (May 2020)
substitution scheme

78.5%
winter gardens
(481)

Proposed scheme

59.0%
winter gardens
(351)
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8.3

Apartment principles

8.3.1 Projecting balconies
8.3.2 1 & 2 bed apartment principles
The apartments are planned wherever possible to
have the utility cupboards and bathrooms close to
the entrance door. This allows maximum daylight
into the habitable rooms.
The living rooms are planned to provide residents
with the best aspect and the location of the
television is considered in the seating arrangements.
The bedrooms are planned wherever possible to
have a wardrobe inside the door creating a privacy
lobby. In 1 bed 1 person apartments, the bed space
is separated from the living to provide two distinct
zones. In 2 bed apartments, the bedrooms are
planned to be in close proximity to the bathrooms
where an ensuite is not provided.
Projecting balconies with double doors have been
located in the living rooms, to provide maximum
daylight and use of the privatised amenity space
from the residents.

1B2P

2B4P

Illustrative plan of apartment location

84

Figure 8.1: Illustrative view of 1B2P typical unit with a projecting balcony

Figure 8.2: Illustrative view of 2B4P typical unit with a projecting balcony

Layouts by Lister and Lister

Layouts by Lister and Lister

Doc. No. 577-PTA-ZZ-ZZ-RP-A-1001

Macbean street - Design & Access Statement - November 2020

8.0 Appearance

8.3.3 Projecting balconies

Figure 8.3: Illustrative view of projecting balconies

Figure 8.4: Illustrative view of projecting balconies

Figure 8.5: Precedent examples of projecting balconies

Macbean Street - Design & Access Statement - November 2020

Doc. No. 577-PTA-ZZ-ZZ-RP-A-1001

85

8.0 Appearance

8.3.4 Apartment principles
8.3.5 Inset balconies
8.3.6 1 bed apartment principles
The apartments are planned wherever possible to
have the utility cupboards and bathrooms close to
the entrance door. This allows maximum daylight into
the habitable rooms. The living rooms are planned
to provide residents with the best aspect and the
location of the television is considered in the seating
arrangements. The bedrooms are planned wherever
possible to have a wardrobe inside the door creating
a privacy lobby. In 1 bed 1 person apartments, the
bed space is separated from the living to provide two
distinct zones.

1B2P

2B4P

Illustrative plan of apartment location
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Figure 8.1: Illustrative view of a 1B2P typical unit with an inset balcony

Figure 8.2: Illustrative view of a 2B4P typical unit with an inset balcony

Layouts by Lister and Lister

Layouts by Lister and Lister
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8.3.7 Inset balconies

Figure 8.3: Illustrative view of inset balconies

Figure 8.4: Illustrative view of inset balconies

Figure 8.5: Precedent examples of inset balconies
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8.3.8 Apartment principles
8.3.9 Winter gardens
The ‘winter gardens’ were conceived
following the need to create versatile indooroutdoor spaces for the residents, which
allow for year-round use.
Our proposal consists of the same amount
of amenity space a projecting balcony would
provide, but within the outer envelope of the
building. This space is separated from the
interior areas, by employing a glass screen
which would still allow for a seamless flow
with the adjacent living areas. The glassscreened spaces can be kept closed on
cold, rainy days or opened up during the
summer months.
The apartments are planned wherever
possible to have the utility cupboards and
bathrooms close to the entrance door. This
allows maximum daylight into the habitable
rooms. The living rooms are planned to
provide residents with the best aspect and
the location of the television is considered
in the seating arrangements. The bedrooms
are planned wherever possible to have a
wardrobe inside the door creating a privacy
lobby.

Figure 8.1: Illustrative view of 1B1P typical unit with a winter garden

Figure 8.2: Illustrative view of 2B3P typical unit with a winter garden

Layouts by Lister and Lister

Layouts by Lister and Lister

Figure 8.3: Illustrative view of 2B4P typical unit with a winter garden

Figure 8.4: Illustrative view of 4B6P typical unit with a winter garden

Layouts by Lister and Lister
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2B3P
2B4P

4B6P
1B1P

Illustrative plan of apartment location
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Figure 8.5: Aerial view of 1B2P home with winter garden

Figure 8.6: Illustrative views of a 1B2P apartment with a winter garden
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8.4

Podium - Levels 00 and L01

8.4.1 Appearance
The inspiration behind the design of the podium, was
for it to become a placemaker for Beresford, Macbean
and Murray’s Yard streets. It was crucial to us, that
the facade articulation was a vertical translation of the
blocks above.
The materiality at ground follows the same
distinctiveness of each respective block. Precast,
glazed terracotta and glazed brick all bring life to
the busy flexible commercial, residential amenity
and ancillary spaces. The rich palette of materials in
combination with the bold, dynamic design results in
an animated streetscape and ensures the activation of
all frontages.
Blocks A and C are tilting diagonally ever so slightly
towards Block B. This enhances Block B’s presence,
all while aiming to showcase it as the landmark
building for Beresford Street. Blocks C, D and E all
have curved forms, to create an effortless transition
which leads through the rest of the development.

Figure 8.7: Concept sketch

Figure 8.8: Exploded axonometric illustrating L00 and L01
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8.4.2 Podium design
8.4.3 Beresford Street elevation
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8.4.4 Material palette

Terracotta finishes and colour samples

The material palette has been selected to bring out
the identity of each building and express its respective
uniqueness. A range of colours, tones and finishes
attempt to bring a bold composition of buildings to
life.
The industrial character of the site, in combination
with the dockyards and naval history result in a rich
palette of materials, colours and accents.

Profiled metal panels and accents - finishes and colour samples

Please refer to the bay study drawings for a clear
analysis and key of each material.

TE-01

8.4.5 Material key

TE-02

AL-01

AL-02

AL-03

AL-04

AL-05

AL-06

Brick finishes and colour samples

TE-01. Glazed terracotta - white
TE-02. Glazed terracotta - pink
AL-01. Aluminium bronze
AL-02. Dark grey aluminium
AL-03. Aluminium bronze spandrel panel
AL-04. Dark grey aluminium spandrel panel

BR-01

BR-02

BR-03

BR-04

BR-05

BR-06

BR-07

BR-08

AL-05. Gold-coloured aluminium fins
AL-06. Gold-coloured aluminium cladding
AL-07. Aluminium bronze cladding
BR-01. Brick - white
BR-02. Brick - beige
BR-03. Brick - light brown
BR-04. Brick - stripey red and beige
BR-05. Brick - light red

Precast concrete finishes and colour samples

BR-06. Brick - red
BR-07. Brick - dark grey
BR-08. Glazed brick - dark grey
PR-01. Precast concrete - white
PR-02. Precast concrete - purple
PR-03. Precast concrete - brown
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8.4.6 Podium design
8.4.7 South elevation
The South elevation of the development remains true
to the vibrant character we have been trying to create
throughout the development . Flexible commercial
spaces, residential lobbies, residential amenity and
ancillary spaces are all combined here to create an
animated street.
The podium materiality carries through from the
blocks above, ‘breaking’ up the monolithic nature of
the podium this way. This creates a stronger sense
of community and highlights the individuality of each
space, which aids placemaking at this scale.
We have worked hard to bring RBG’s public realm
vision of a ‘boulevard’ a step closer to reality. The
double height podium is clearly serving the role of
the place making element, while the residential floors
above adopt a more private character. The activated
frontages are following the public realm’s principles,
and are enhanced by the creation of large double
height spaces and lively green open space .

93
Macbean Street - Design & Access Statement - November 2020

Doc. No. 577-PTA-ZZ-ZZ-RP-A-1001

8.0 Appearance

8.4.8 Podium design
8.4.9 Murray’s Yard
Flexible commercial spaces along with residential
lobbies and amenity spaces run along Murray’s Lane.
Each block’s individuality is celebrated throughout,
providing a distinct character throughout Murray’s
Yard. The two-storey opening under Block C1 aids
way-finding, while creating an opportunity for further
social interaction.
Brick infill panels add solidity and break the façade
into individual units. Proportions change, to break up
the massing. The concept of a collection of buildings
resulting in a picturesque composition, is again
celebrated here.

Figure 8.1: View from Murray’s yard showing the relationship between buildings and Beresford street and the activity at ground level.
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8.4.10 Podium design
8.4.11 Murray’s Lane
The view along Murray’s Yard captures the different
styles and characters of each of the blocks that
make up the scheme. The complimentary tones
and colours ensure the scheme works well as an
overall composition whilst bringing a richness to the
development. The eye is drawn through the spaces
with the aid of landscaping towards the workspace
at the base of Block D. The open nature of the base
of Block C provides a visual connection between the
Garden and Murray’s Yard beyond, linking the public
spaces together.

Figure 8.2: Illustrative view when approaching Murray’s Lane from Macbean Street.
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8.5

Block A1

8.5.1 Appearance
Block A1, being the second tallest building of the
development needed to be a dynamic addition
to Woolwich’s skyline. We have introduced a
brick screen which allows for the projecting
baloonies at lower levels, to be concealed
behind it. Once the building rises up individually,
the screen is interrupted, to reveal a slick dual
volume and celebrate its sleeker proportions.
While attempting to create a new iconic
townscape across Macbean street, the massing
still had to appear friendly and considerate to
its surroundings. The architecture of Block A1
aligns itself with the character and materiality
of Beresford Square, Powis Street and the
Arsenal to complete this portion of the urban
block. The South elevation is broken up into
two separate brick volumes, again to create a
different treatment and make proportions appear
elongated.

Concept sketch

The stripey combination of red and beige brick
tones, celebrate Woolwich’s and Greenwich’s
materiality; while the bronze metal panels and
windows, tie it into the surrounding blocks.

Close-up Facade Renders

Concept sketch

Close-up Facade Renders

Precedent inspiration for facade
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Facade bay elevation and section - 1:100 - refer to planning drawings and Materility Key in page 92 for further information
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8.6

Block A2

8.6.1 Appearance
Block A2’s materiality changes to a set of warmer,
rosy hues. The ground floor in light coloured glazed
terracotta is followed by a lighter red brick on the
residential floors above, to celebrate the corner of
Beresford and Macbean Street and create a playful
appearance.
This is contrasted by the top two setback storeys,
which are clad in bronze metal panels. This blend
in nicely with the materiality of the windows and
spandrels at lower levels.
The facade is further articulated by providing further
depth, through a series of brick bands. These work
almost like an underlying mechanism, as they aim
to blend the horizontality with that of the adjacent
buildings.

Close-up Facade Renders

Concept sketch, including set-back level
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Facade bay elevation and section - 1:100 - refer to planning drawings and Materility Key in page 92 for further information
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8.7

Block B

8.7.1 Appearance
Block B has been envisioned to be the
landmark building for this development. It lies
almost centrally across the podium and is the
tallest in height. To celebrate its facade, we
have broken it up into three main elements: the
podium, residential levels above and the last
three setback storeys in the form of a ‘lantern’
top.
The building’s materiality changes from light
grey precast at ground, to a combination
of black and white brick above. The facade
fenestration is further enhanced via the use
of gold vertical fins. The metal panels change
to be dark grey, to match the dark brick
materiality.
The last element is the gold lantern on top. The
figure on the right shows our initial concept
sketch. This idea of the rhythm changing
to celebrate the setback was conceived, to
create a marker building. The addition of the
gold metal elements further enhances this
notion of monumentality, for Block B.
Concept sketch, including
set-back level

Close-up CGI

Precedent inspiration for facade
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Facade bay elevation and section -refer to planning drawings and Materility Key in page 92 for further information
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8.8

Block C1

8.8.1 Appearance
Block C1, is treated as an arrival building especially
as it is the building which will attract people into
Murray’s Yard. The form changes here, as we
introduce curves on the facade for the first time.
The materiality of this building involves a darker
beige brick, which is combined with a series of
gold horizontal bands. These vary from two to three
storeys, depending on the setbacks of the building.
More vertical fins celebrate the verticality of this
building and draw attention to the massing’s
setback nature. The bronze metal panel blend in
with the warmer hues of the rest of the facade, to
result in a dynamic corner building.

Close-up CGI

Concept sketch
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Facade bay elevation and section - 1:100 - rrefer to planning drawings and Materility Key in page 92 for further information
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8.9

Block C2

8.9.1 Appearance
Block C2’s materiality consists of deep red-hued
bricks and bronze metal panels. The ground floor is
celebrated here again, by employing the grey glazed
terracotta which is followed by the deep red brick on
the residential floors above.
This building aims to celebrate the corner of Beresford
Street and Murray’s Yard and invite people into the
centre of the development, especially as the approach
from the Market Pound or Dial Arch Square.
The facade is further articulated by providing further
depth, through a series of brick bands. These work
almost like an underlying mechanism, as they aim
to blend the horizontality with that of the adjacent
buildings.

Close-up CGI

Concept sketch
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Facade bay elevation and section - 1:100 - rrefer to planning drawings and
Materility Key in page 92 for further information
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8.10 Block D
8.10.1 Appearance
Block D is very important in its location, especially in
terms of townscape composition. It sits on the East
edge of the Site, along Beresford Street. At the same
time, its proximity to its surroundings is immediate,
therefore we had to design a building that blends
harmoniously with its context. Woolwich’s materiality
was considered, as well as Royal Greenwich and the
Naval college.
The proposed facade is a combination of white
precast and glazed terracotta at ground and first floor,
which is topped with a light beige brick inspired by the
warehouses in the area. This lightness in materiality
is contrasted with the dark grey metal used in the
balconies and window frames. This also blends it to
the dark and light materiality of Block B. This creates
a connection between the proposed blocks and uses
subtle ways to blend in all different facade typologies.
Further detailing could be proposed on the façades
of block D, especially in the form of special brick
patterns to create depth and express a play of light,
using the building’s orientation.

Close-up CGI

Concept sketch
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Facade bay elevation and section - 1:100 - refer to planning drawings and Materility Key in page 92 for further information
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8.11 Block E
8.11.1 Appearance
Directly inspired by the urban grain, scale and
architecture of Powis Street, the height and
materiality of Block E provides a balanced transition
towards the South-West. A series of setbacks
provide a much needed buffer between Block E
and Block D, allowing enough daylight though to
Murray’s Yard.
It was important to us that Block E would not
feel like a leftover building, that it would blend
cohesively with the remaining development. The
ground floor is activated by flexible commercial,
resident’s gym and amenity spaces. As a result, we
have chosen to clad the ground floor in dark glazed
brick, to provide a stark contrast to the residential
apartments above.
The facade articulation is enhanced further by
the folded expression on the brick panels, which
changes in width depending on the fenestration.
This, in combination with the series of setbacks
emphasizes the horizontal language of the facade.
Dark profiled panels and grey metal for the
windows, have been chosen to provide contrast to
the light brick and blend Block E to Block D, which
shares a similar materiality.

Close-up CGI

Precedent inspiration for facade
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Facade bay elevation and section - 1:100 - rrefer to planning drawings and Materility Key in page 92 for further information
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8.12 Historic detailing
8.12.1 Concept
Inspired by Greenwich’s long history, we have
tried to envision a development that would
make a positive addition to Woolwich’s skyline.
Surrounded by the Royal Arsenal Heritage Centre,
Macbean Street aspires to transform a previously
neglected, derelict site in the heart of Woolwich,
by creating a new townscape composition.
Respecting the context, while still celebrating the
rich history of the site were our two main priorities.
The industrial character of the site, in combination
with the dockyards and naval history result in a
rich palette of materials, colours and accents.
The Old Royal Naval College was our main source
of inspiration for the white monolithic elements
such as Block B’s colonnade and the precast
panels. The gold buttons on the Royal Navy’s
uniforms were also a point of inspiration, for the
gold accents that exist in some buildings.

2.

3.

The Woolwich town hall was a point of reference
for Block A’s brick appearance and provided
some backdrop as to why we opted for the
stripey red and beige brick.

6.
1.

4.

5.

7.
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8.12.2 Materials and accents - Insipration
1. Vertical structure draws the eye from base to top
2. Vertical black bricks create proportion between
windows
3. Somerville college golden metal facade
4. Ryle yard facade division
5. Royal Naval College colonnade
6. Gold button inspiring the gold materiality
7. Royal Naval College
8. Gold button uniform
9. Offset windows from the facade
10. Curved corner window arrangement
11. College of pathologist London
12. Royal Arsenal Gatehouse Woolwich red brick
facade
13. Red brick details depth is facade
14. Travellodge Woolwich red brick facade

9.

10.

11.

13.

12

14.

111
Macbean Street - Design & Access Statement - November 2020

Doc. No. 577-PTA-ZZ-ZZ-RP-A-1001

8.0 Appearance

8.13 Materials
8.13.1 Tones and colours

Warm earth tones of brick, precast and
terracotta, matte and glazed

Accents and metal detailing
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9.1

Sustainability strategy

SOCIAL

HUMAN

NATURAL

PHYSICAL

ECONOMIC

COMMUNITY IDENTITY

HEALTHY PLACES

ENHANCING THE
ENVIRONMENT

DESIGNED FOR
PERFORMANCE

LOCAL PROSPERITY

Creating a rejuvenated
community that echoes the
local heritage & townscape.

Healthy and safe homes
and workspaces which
enhance wellbeing.

A destination
neighbourhood that
enhances biodiversity.

A resilient development
which promotes
sustainable living.

Opportunities created for
local employment and skills
development.

Focus on stakeholder consultation
and community involvement.

Pursuing 4 Star in the Home
Quality Mark.

BREEAM ‘Excellent’ for
nonresidential spaces.

Design buildings with an allowance
for future effects of climate change.

Create opportunities for local
employment and skills development.

Improved permeability with
surrounding areas.

Enhancing visual, acoustic and
thermal comfort of building users.

Landscaping strategy to enhance
biodiversity.

Use of local business and supplier is
encouraged where viable.

Tenure-blind housing.

Consider Secured by Design
principles in development design.

Below ground attenuation tanks and
raingardens.

56.0% carbon emissions reductions
achieved from on-site measures over
the Part L 2013 ‘gas boiler baseline’.

Consider impact of local air
quality.

Sustainable Procurement Plan to
inform specification and procurement
of responsibly sourced products.

Register with the Considerate
Constructors Scheme.

Car-free development.
Promotion of sustainable forms of
transportation.

120
Doc. No. 577-PTA-ZZ-ZZ-RP-A-1001

Macbean street - Design & Access Statement - November 2020

Employ local people as contracting
staff.

9.0 Sustainability strategy

9.1.1 Approach to sustainability

9.1.3 Social Capital – community identity

The following strategy addresses a wide range
of sustainability subject areas and covers various
headline sustainability categories. The strategy
confirms the applicable policies, the Applicant’s
aspirations and measures of sustainability that will
be implemented at the Proposed Development.
The design of the Proposed Development is based
on sustainable design and construction principles
a informed by planning requirements and industry
best practice. It is on this basis that the Five Capitals
Model is being applied to capture the multi-faceted
sustainability benefits that the Proposed Development
potentially brings to the:
•

Application Site

•

Local community

•

Surrounding businesses, and

•

Future occupants and other building users

The Proposed Development is aspiring to create
a rejuvenated community that echoes the local
heritage and townscape. The Proposed Development
has undergone an extensive engagement and
consultation process to capture the views of the local
community. To enhance the townscape, the Proposed
Development will seek to improve permeability with
surrounding areas and provide local amenities in the
form of retail, workspace and greenspace offerings.
To develop a sense of community Legal & General’s
‘Build to Rent’ model will be tenureblind, encouraging
a sense of community identity. The Main Contractor
will be required to register with the Considerate
Constructors Scheme and achieve a good practice
score.

9.1.4 Human Capital – healthy place
The Proposed Development aspires to create healthy
and safe homes and workplaces which enhance
wellbeing through designing the building to enable
good levels of internal daylight levels, thermal
comfort, safety and security. Measures to encourage
physical exercise such as the provision of cycling
facilities and a gym for the residents have been
implemented. To demonstrate holistic sustainability
and high quality to the future occupiers, the Proposed
Development is aiming to pursue Home Quality
Mark, and is targeting 4 Stars. This is a voluntary
standard which the Applicant has decided to verify the
residential elements of the Proposed Development,
to demonstrate high quality homes, which clearly
indicates to future tenants the health and wellbeing
benefits and environmental footprint of their future
home. External lighting will be designed to minimise
night time light pollution and provide safe access to
the Proposed Development.

9.1.2 Achieving a sustainable development
The Delivery Framework
The overall energy and sustainability objectives for
the Proposed Development have been encapsulated
within the Five Capitals Model for Sustainability. More
specifically to the energy aspect, the Energy Strategy
is being delivered in line with the Energy Hierarchy –
please refer to the separate energy strategy submitted
in support of this planning application for further detail.
Environmental Assessment
In line with RBG policy, a BREEAM New Construction
preassessment has been produced highlighting how
the flexible commercial spaces of the Proposed
Development seek to achieve a BREEAM ‘Excellent’
rating as a minimum for the shell & core construction
works.

9.1.5 Economic Capital – local prosperity

Please refer to Hoare Lea’s sustainability strategy for
a summary pre-assessment report with a schedule
of the targeted credits and current anticipated
performance score/ rating.

To deliver whole life value from the Proposed
Development and promote economic sustainability,
as well as boosting the local economy, the Proposed
Development will create opportunities for local
employment and skills development.

Note: With regard to the EIA reports,
please refer to the letters as submitted by the relevant consultant.

9.1.6 Natural Capital – enhancing the
environment
The Proposed Development is aspiring to be a
destination neighbourhood that enhances biodiversity.
A Phase 1 habitat survey was undertaken,
which confirmed the Application Site is of low
ecological value. The Proposed Development will
explore opportunities to protect and enhance site
biodiversity Green roofs with raised planting have
been incorporated within the roof terrace plan and
a number of communal terraces. A drainage crate
layer will convey water from theses surfaces to the
onsite drainage. Below ground attenuation tanks and
raingardens, with planting at ground level will form the
site drainage strategy. The Applicant has developed
a firm-wide sustainable procurement plan which it
applies to all new developments. This strategy outlines
the procurement strategy for construction materials
and products with regards to sustainability, and is
implemented from the early stages of the project to
inform design and material decisions. Key focuses
include responsible sourcing of materials, encouraging
environmental product declarations and minimising
construction waste on-site as well as waste diversion
from landfill. The non-residential elements of the
development are pursuing a BREEAM ‘Excellent’
rating under the BREEAM NC 2018 scheme.

9.1.7 Physical Capital – designed for
performance
As part of the Proposed Development delivering high
quality, sustainable design and construction, the
Proposed Development will be resilient and promote
sustainable living. A Travel Plan has been developed;
which sets out targets and measures for promoting
sustainable transport by the occupants – including
walking, cycling and public transport. 954 cycle
spaces are being proposed. The Energy Strategy
is in line with the principles of the Energy Hierarchy,
that is “Be Lean”, “Be Clean” and “Be Green”. The
implementation of passive design measures and
energy efficiency measures, prior to the inclusion
of low or zero carbon technologies, is expected to
result in around a 11.1% reduction in the overall CO2
emissions compared with the Part L 2013 baseline in
accordance with GLA policy in the Energy Planning
Guidance. The ‘Be Green’ emissions reduction is
46.0% (which is in addition to the 11.1% above), by
the deployment of Air Source Heat Pumps (ASHPs)
Overall, a reduction in regulated CO2 emissions of
56.0% is anticipated.

Please refer to the Sustainability Strategy document
by Hoare Lea for further information.
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10.1 Refuse strategy
10.1.1 Residential waste blocks A, B, C, D
Blocks A, B, C and D will incorporate waste chutes
to ensure residents do not have to manually transport
their waste to the ground floor bin stores.
A control panel will be fitted on each hopper door
to allow residents to select the waste that they
are disposing of, and the chutes will include a triseparator system at their base which will allow refuse,
recycling and food waste to be segregated. The
selected material will be deposited into dedicated
Eurobins at the chutes’ base.
The chutes will comprise a single 600mm diameter
stainless steel chute which incorporated a ‘triseparator’ system, similar to those provided by Hardall
International. The chutes will include a one-hour fire
resident hopper door on each residential floor, a fire
shutter with a fusible link at the base of the chute and
an automatic self-cleaning system. Residents would
not be required to transport waste more than 30m
from their unit door to the chute hopper.

10.1.2 Residential waste block E

10.1.3 Bulky waste store

Residents will use waste chutes to dispose of their
waste, in the same manner as Blocks A-D.
It is proposed that a waste storage area will be
provided at ground floor level. This waste storage area
will be the location that all residential refuse, mixed
recycling and food waste generated from Block E will
be stored prior to collection.
It is proposed that the waste chute room will have
sufficient space to accommodate the number and
types of bins shown for Block E . The on-site FM will
regularly monitor the waste chute room and exchange
full bins with empty ones.

As required by the Guidance, space for the storage
of bulky waste will be provided on-site. A bulky waste
store has been provided at ground floor level, next
to the central refuse store. Figure 10.2 shows the
location of the bulky waste store.
The FM team will assist the tenants to move their
bulky waste from their apartments to the bulky waste
store. Residents will have to provide evidence to
the FM team that they have paid for bulky collection
service. The on-site FM team will proactively manage
the bulky waste storage areas to minimise misuse
and fly-tipping. When sufficient bulky waste has
accumulated, the on-site FM team will arrange
collection through RBG.

10.1.4 Commercial waste
The commercial occupier(s) will be required to provide
waste storage areas within their premises.
The individual commercial occupiers should have
sufficient capacity to allow refuse and recycling to be
segregated. The size / capacity of the waste store(s)
should be sufficient to accommodate the volumes of
waste generated by the occupiers’ business activities
and the frequency that waste will be collected.
Please refer to the Waste management strategy by
WSP for further information.

An example schematic of a waste chute with a triseparator is shown in Figure 10.1 . Each chute will
discharge into a waste chute room at ground floor
level which will be located directly below the chutes.
The waste chute rooms should be designed to have
sufficient space to store at least one set of empty
bins for exchange when the ones under the chutes
become full. This will be finalised in subsequent design
stages.
As a contingency plan should the waste chutes be
unavailable due to maintenance requirements or
temporary breakdown, residents will be able to access
the waste chute rooms at ground floor level in each
Block to deposit waste. This would be managed by
the on-site Facilities Management (FM) team. The
on-site FM team will regularly monitor these rooms
and exchange full bins for empty ones from the central
refuse storage area in Block B. The paths will be
free of kerbs or steps (a drop kerb may be required);
free of any iron works, trees, drainage gullies or
other features which would obstruct or impede the
movement of bins; have a smooth continuous finish
and should not exceed a gradient of 1:12.
The bins from Blocks A to D will feed into a central
refuse store in Block B, which will be the location that
all residential waste will be stored prior to collection.
The on-site FM team will transport the bins containing
either refuse, recycling or food waste between the
interim bin stores and the central refuse store either
manually or using a suitable Pedestrian-controlled
Electric Vehicle (PEV).

Figure 10.1: Typical schematic of bin chute with
waste seperators

Central refuse store
Waste chute store
Bulky waste store
Refuse store for market storage

Figure 10.2: Ground floor plan

Refuse collection point 1
Main collection point
Refuse collection point 2
Refuse market collection point

Bin chute
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Note: With regard to the EIA reports,
please refer to the letters as submitted by the relevant consultant.

10.0 Technical

10.1.5 Refuse strategy
10.1.6 Market storage centre waste
The market storage centre waste will be managed
by the market managment. collection. It has been
assumed that all of the commercial units at the Market
Pound are A3 restaurant use class as a worst-case
scenario for waste generation, as the specific nature
of the businesses has not yet been confirmed. It has
been assumed that of the total waste generated, 50%
will be refuse and 50% will be recycling.

Figure 10.5: Block A waste chute room

Figure 10.1: 1100L showing DIN lifting
position. Max load 440kg

The Market Pound should have sufficient capacity
to allow refuse, recycling and food waste to be
segregated. The waste storage areas are where waste
produced by the commercial units will be store prior
to collection. The waste stores will be designed to
BS5906:2005 standard.
The waste store will be clearly labelled to ensure
accurate segregation of refuse, mixed recycling and
food waste.
On waste collection days, the appointed commercial
waste contractor will collect bins directly from the
commercial waste stores and transport them out to
the parked RCV near Murray’s Yard to be emptied,
before promptly returning them

Figure 10.6: Block B

Please refer to the Waste management strategy by
WSP for further information..

Figure 10.3: Main refuse store
Figure 10.7: Block C

Figure 10.2: Indicative bin dimensions

Central refuse store
Waste chute store
Refuse store for market storage
Figure 10.4: Block E waste chute room

Figure 10.8: Block D
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Figure 10.9: Block D - Market pound waste
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10.2 Cycle strategy
10.2.1 Cycle parking provision
Cycle parking is to be provided in accordance with
the Intend to Publish London Plan. The number of
cycle parking spaces required has been based on
minimum cycle parking standards set out in Policy
T5 of the Intend to Publish London Plan. The cycle
parking provision will be made safe and convenient
to access to remove any physical barrier that could
deter cycling. This is in line with the Mayor’s vision
for cycling and RBG’s Cycling Strategy to achieve
a substantial future growth in the number of bicycle
users.
The design principles for a good quality bicycle
parking space as set out in the London Cycling
Design Standards (LCDS) is as follows:
•

Fit-for-purpose

•

Secure

•

Well-located

Figure 10.2: Example of cycle store interior

The cycle parking will be provided with signage clearly
demarcating the long and short stay spaces. This
would ensure efficient movement of bicycles in and
out of the property. The Travel Plan coordinator will
undertake a count of cycle parking usage at the time
of the Travel Plan surveys to understand existing use
and establish whether there is a need for an increase
in provision. If the survey results indicate there is an
insufficient number of cycle parking spaces on site,
then this will be reflected in the action plan of the
Travel Plan monitoring reports.

Figure 10.5: Block A - Cycle lift from central square

Figure 10.3: Double stack cycle systems

164

164

199

299

202
15

20
464

10.2.2 Short stay cycle parking

10

Figure 10.6: Block A - Cycle lift from Mcbean street

Short stay cycle parking will be accommodated within
the public realm in the form of 10 Sheffield stands,
providing 20 cycle parking spaces for visitors.

2,117sqm

27

927

15

Figure 104: Table for cycle parking - * taken from WSP’s “Car and Cycle parking management plan” report.
Figure 10.1: Sheffield stands
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Figure 10.7: Block E - Cycle lift and store
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10.2.3 Central cycle store
In compliance with the design policies, the long-stay
cycle parking spaces will be situated in a secure and
covered location. The parking spaces will be located
on the ground floor of Block E and on the mezzanine
of Blocks A-C. The locations of the cycle parking are
illustrated in Figure 3-1 and Figure 3-2. The cycle
parking is provided in line with LCDS standards,
providing 2.6m headroom for the double stackers, as
well at 5% accessible bays.
Please refer to the Car and Cycle Parking
Management Plan report by WSP for further
information.

Key
Cycle lift
Central cycle store
Natural daylight into the cycle store
Entrance to the cycle store

Note: With regard to the EIA reports,
please refer to the letters as submitted by the relevant consultant.

Figure 10.8: First floor plan showing central cycle store
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10.3 Parking strategy
10.3.1 Car parking provision
The development will be made car free as it lies within Woolwich town centre
and has a PTAL rating of 6a/6b.
For the development to meet the needs of disabled persons, on-site car
parking will be provided. The number of blue badge car parking spaces
for the mixed-use development will be in line with maximum car parking
standards as set out in the Intended to Publish London Plan (2019).

The design layout of the car parking spaces provided is shown in
figure 10.1. The size of blue badge parking bay will comply with the
standard dimension of 3.6m x 6m such that a wheelchair user can
exit their vehicle. To improve the accessibility of the disabled users,
the parking spaces are provided at the ground level adjacent to the
entrance of the main block. Additionally, 3 delivery truck parking
spaces have also been allocated within the public realm, as illustrated
on figure 10.1.

595

18

Figure 10.1: Residential car parking allocation table * taken from WSP’s “Car and Cycle parking
management plan” report.

Please refer to the Car and Cycle Parking Management Plan by WSP
for further information.

2
ibi 5m
lity
Sp
Vis

M

cb

ea

n

St

re
e

t

lay

As per the Residential parking policy T6.1 of Intended to Publish London
Plan, three percent of the development units have been considered for blue
badge parking. This equates to 18 car parking bays for 595 residential units.
In addition, one commercial blue badge bay has been provided next to
Blocks D and E in line with the Intend to Publish London Plan.

Of the 19 bays, 14 will be provided at the ground floor of blocks A-C
and the remaining 4 will be located within the public realm, opposite
blocks A-C.
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Central car park

10m

Figure 10.1: Ground floor plan

Outdoor car park
Delivery trucks loading bays
Car park entrance
128

Doc. No. 577-PTA-ZZ-ZZ-RP-A-1001

Macbean street - Design & Access Statement - November 2020

Figure 10.2: Ground floor car park below podium

Refuse collection point 1
Main collection point
Refuse collection point 2
Refuse market collection point
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Measures will be introduced to manage the delivery
and servicing activities on the Site. These will include
the following:
Contractors associated with deliveries to the site will
be made aware of the delivery access restrictions and
be required to adhere to these restrictions in writing.
It is envisaged that development security staff will be
familiar with the details of all delivery vehicles.

Recommended delivery timings will be defined by the
site management in order to minimise the number
of service vehicle trips during the busiest times on
the surrounding road network (such as the weekday
morning and evening peak periods).

CLIENT:

Figure 10.1: Refuse vehicle swept path analysis

10.4 Site servicing strategy

Any other occasional delivery companies who do
not normally deliver to the development will also
be provided with delivery restrictions by on-site
management and directed to the appropriate loading/
unloading facilities.

WSP House, 70 Chancery Lane, London, WC2A 1AF, UK
T+ 44 (0) 207 314 5000, F+ 44 (0) 207 314 5111
wsp.com
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MZ

Currently the market pound operates on Monday to
Wednesday 0900 – 1600, Thursday 0900 - 1300,
Friday and Saturday 0900 – 1630 and a separate
Sunday market is operated between 0900 – 1700. All
stalls open and close at the same time and therefore
vehicle loading and unloading occurs between 0830
– 1000 and 1700 – 1830 Monday, Tuesday and
Wednesday. The closing hours will differ for Thursday,
Friday and Saturday when the stalls close earlier. Only
one loading bay will be provided for the loading and
unloading of goods with Transit type vehicles being
used outside the market pound, as per figure 10.2.

Please refer to the “Car and Cycle Parking
Management Plan” & “Delivery and Servicing Plan”
reports by WSP for further information.
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please refer to the letters as submitted by the relevant consultant.
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10.5 Fire strategy
10.5.1 Overview
Building construction
– The exact construction method has not been
defined at the time of writing this planning statement
but it will consist of traditional construction. The
building will be constructed with concrete cores and
the fire resisting partitions between apartments and
common corridors will be provided via fire resisting
plasterboard panels. To limit the spread of fire within
the buildings, all wall and ceiling linings will satisfy the
appropriate classification stated within BS 9991:2015
The fire safety strategy will include a space separation
analysis to establish the necessary boundary
distance around each building. At this stage, it is not
considered that there is any significant risk of spread
of fire between buildings from the accommodation;
however, detailed analysis will be provided during the
design stage. In accordance with Regulation 7(2),
as each block has a storey height in excess of 18m
above the lowest adjacent external ground level, the
external wall construction, and specified attachments
including balconies, solar shading or solar panels, will
achieve European Classification A2-s1, d0 or Class
A1.

Figure 10.1: Common escape route in multi-stair buildings with corridor access and dead-ends. Smoke ventilated corridor are shaded in grey and non-ventilated corridor in white.

A2

B

C

The fire safety strategy will be designed in accordance
with BS 9991:2015 [1] and BS 9999:2017 [2] as these
provides more flexibility than Approved Document B
(ADB) [3]; and other guidance documents, e.g. BR
187 will be used where appropriate.
Compliance with Part B of the Building Regulations [4]
is normally achieved by following the guidance of BS
9991 and BS 9999. If followed, these will satisfy the
functional requirements of the Building Regulations
2010; otherwise, a fire engineering justification will be
required.

D
A1
E

Any departures or deviations from fire safety guidance
will be detailed within this report, for discussion
throughout the design process with the Statutory
Authorities. Where not explicitly described within
this report it is assumed that, in all other respects,
the building will be designed to comply with ith
the relevant sections of BS 9991, BS 9999, or the
supporting British Standards referenced therein.

For further information please refer to Hoare Lea’s Fire
strategy report.

Figure 10.2: Lower typical residential level.
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10.5.2 Residential premise:
The means of escape arrangements for the residential
premises are as follows:
•

It is proposed to adopt a ‘stay put’ evacuation
strategy for the residential floors of the building.
That is, on activation of the fire detection
and alarm system, only occupants within the
apartment of fire origin need to evacuate in the
event of a fire. The occupants in neighbouring
flats should be relatively safe to remain in place,
protected from the fire by a high level of fire
compartmentation, unless they become affected
by fire, choose to leave, or are otherwise advised
to leave by the fire service.

•

The apartment layout will be based on two
principles, either a protected entrance hall or an
open-plan design.

•

The apartments with a protected entrance hall
should have all habitable rooms exiting into the
hallway with a travel distance not exceeding 9m
from the flat entrance door to the door of any
habitable room.

•

10.5.3 Overview per residential block
It is proposed to provide the open-plan apartments
and duplexes with Category LD1 fire detection
and alarm system and the protected entrance hall
apartments with Category LD2 in accordance with BS
5839-6:2019 [5].
– The travel distances in a single direction in the
common corridors should be limited to 15m as all
corridors will be provided with a smoke ventilation
system, the stairs will be provided with a 1.0m2
AOV at the top of their enclosure and all apartments
with residential sprinklers (see Section 0). If the 15m
travel distance in a single direction is exceeded,
a fire engineered consisting of two mechanical
smoke ventilation extract shafts, known as a Double
Reversible Mechanical Extract (DRME) should be
provided. This may have to be justified by means of a
CFD analysis. This is to be discussed and agreed with
the Approving Authorities.

Block A:

Block A is provided with two stairs up to Level 10
and Block B up to Level 9. It is proposed to provide
smoke ventilation in the form of mechanical smoke
extract shafts in the dead-ends corridors as shown in
Figure 10.1. The travel distance in a single direction in
the dead-ends should be within 15m. If a dead-end
exceeds 15m, a DRME system should be provided
in this part of the corridor. This is the case for the
Northern section of the corridor for Block A.

•

Blocks A & B:

Block A from Level 11 upwards and Block B from
Level 10 upwards are provided with a single stair and
travel distances within 15m in a single direction. A
single mechanical smoke shaft should be provided on
these levels

•

Blocks C:

Residential blocks A and B will be served by two
stairs and Blocks C, D and E will be served by a
single stair. Each stair should be at least 1100mm
wide.
– The final exit from the stairs should be directly
to the outside or via a protected passageway to
the outside. It should be at least as wide as the
stairs and provided with the same standard of fire
protection (i.e. fire resistance and lobby protection).
Any accommodation opening into the protected
passageway to the outside should be provided with
a smoke ventilated lobby and no risers should be
accessible from these passageways. In blocks with
two stairs, separate passageways should be provided
for the two stairs.

For further information please refer to Hoare Lea’s Fire
strategy report.

Block C is provided with a single stair. Travel distances
in a single direction exceed 15m up to Level 8. These
floors should be provided with a DRME system. On
floors above Level 8, the travel distances are within
15m, therefore a single mechanical smoke shaft
should be provided on these levels.

Open-plan flats do not have a protected hall but
have bedrooms that are inner rooms and are
accessed directly from the living room or kitchen.
In accordance with BS 9991:2015, open-plan
apartments should be provided with a Category
LD1 fire detection and alarm system and a
residential sprinkler system. The open-plan flats
should meet the following recommendations:

•

Block D:

Block D is provided with a single stair. Travel
distances in a single direction exceed 15m up to Level
6. These floors should be provided with a DRME
system. On floors above Level 6, the travel distances
are within 15m, therefore a single mechanical smoke
shaft should be provided on these levels.

1. The size of the open-plan flat should not exceed
16m x 12m if the kitchen is enclosed separately;
2. The size of the open-plan flat should not exceed
8m x 4m if the kitchen is not enclosed;
3.

•

10.5.4 Residential stairs

•

Open-plan flats should be situated on a single
level only; and

Block E:

Blocks E is provided with travel distances exceeding
15m in a single direction. This block should be
provided with a DRME system.

4. The ceilings should have a minimum height of
2.25m
However, if it is proposed to have apartments that
exceed the maximum size recommended in BS
9991 a fire engineered solution supported by a
Computational Fluid Dynamics (CFD) analysis may be
required to justify the apartments layouts. This is to be
discussed and agreed with the Approving Authorities.

Note: With regard to the EIA reports,
please refer to the letters as submitted by the relevant consultant.
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10.6 Secured by design
10.6.1 Secured by design workshop
On the 11th March 2020 a meeting with the Designing
Out Crime officer Steve J. Watts took place to review
the proposed scheme.
He was supportive of the scheme subject to further
design development and gave some feedback on the
below:
- New development to improve connectivity and tie in
with the surrounding problematic areas.
- CCTV and lighting strategy to be considered side by
side.
- Recommendation on appointing a level 4 qualified
lighting professional to carry out the lighting design.
- Hostile vehicular movement prevention: use of
bollards or strategic landscape design.
- Car park entrance to be provided with a gate.
- Planters to be designed in such a way that they are
not used to hide weapons by criminals.
- All entrances and exits to residential lobbies to be
controlled by CCTV.
- Access control to lifts and stairs to be provided via
a fob, which would only allow the residents to access
their own floor.
- The cycle store on the first floor of the podium of
Blocks A and B to be compartmentated to mitigate
theft.
- Access for guests to be facilitated via a call point in
the lift for instance.

10.6.2 		 Counter-terrorism workshop
During the counterterrorism workshop on the
13th August 2020 Lee Parnell from Metropolitan
Police highlighted the areas susceptible of risk and
suggested measures to mitigate the impact of a
potential terrorist attack.

Ground floor plan

Patel Taylor circulated the meeting notes to the Client
and the rest of the design team, who are to apply the
recommendations to the design.

Flexible commercial space
Residential entrance lobby and amenity
Improved connectivity
Protection against vehicular entry
CCTV to residential entrances and exits
Design consideration on planters
Gate
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10.7 Current scheme summary

RESIDENTIAL FLATS (Block A, B, C, D & E)
Residential Units
Studio
1B2P
2B3P
2B4P
3B5P
3B6P
4B6P
Total homes

TOTAL

164
199
68
134
8
12
10
595

595 homes (-4.2% , -26)

Proposed Density:

506 u/ha (-22)
1,105 hr/ha (+16)

Total NIA
Excluding
Residential
Amenities

Total GIA
Including Covered
Car Park

36,316sqm
(-652 sqm, -2%)

55,755sqm
(-719 sqm, -1.3%)

3% accessible parking spaces
Site Area = 1.175 ha
(subject to title plan)

Flexible COMMERCIAL SPACE (Block A, B , C, D & E )
Total GIA
Flexible Comm. Space
Classes E/ B1 / D1/D2 and Sui Generis)

2,023sqm (+82)

MARKET POUND

676sqm

Please note: Red text comparison refers to May 2020 scheme by Patel Taylor.

Macbean Street - Design & Access Statement - November 2020

Doc. No. 577-PTA-ZZ-ZZ-RP-A-1001

133

11.0 Access

134
Doc. No. 577-PTA-ZZ-ZZ-RP-A-1001

Macbean street - Design & Access Statement - November 2020

11.0 Access

135
Macbean Street - Design & Access Statement - November 2020

Doc. No. 577-PTA-ZZ-ZZ-RP-A-1001

11.0 Access

11.1 Inclusive design
11.1.1 Overview
The commentary that follows in this chapter identifies
how inclusive design will be integrated into the
Application Site. The scheme is being designed
to take into consideration the requirements of the
London Plan and the Royal Borough of Greenwich
planning policies to create an accessible and inclusive
environment.
The proposed development responds to London
Plan Policy 7.2, which requires the delivery of an
inclusive environment. The proposed development
has been designed to be an inclusive and accessible
environment to meet the needs of all potential
users. In removing barriers that create undue effort,
separation or special treatment, everyone, regardless
of disability, age or gender will be able to use the
facilities of the scheme equally, confidently and
independently with choice and dignity. The proposed
development will incorporate:
• Suitable means of access for all people from the
entrance points
• Sufficiently wide routes allowing people to pass each
other with a minimum of level changes
• Principal entrances and lobbies that are identifiable
and accessible
• Independent horizontal and vertical movement that
is convenient and ensures that people can make use
of all relevant facilities
• 90% of the residential units being ‘accessible and
adaptable’ dwellings and the remaining 10% to be
‘wheelchair user dwellings’

11.2

Planning policy, statute and guidance

11.2.1 Approach

The National Planning Policy Framework (2012)
At the heart of the National Planning Policy Framework
is a presumption in favour of sustainable development,
which should be seen as a thread running through
both plan making and decision taking. Good design
is a key aspect of sustainable development, and is
stated to be indivisible from good planning. It should
contribute positively to making places better for
people. The NPPF sets out that it is important to
plan positively for the achievement of high quality
and inclusive design for all development, including
individual buildings, public and private spaces and
wider area development schemes.
The London Plan (2016)
London Plan Policy 3.8 Housing choice
Londoners should have a genuine choice of homes
that they can afford and which meet their requirements
for different sizes and types of dwellings in the highest
quality environments. New developments offer a range
of housing choices, in terms of the mix of housing
sizes and types and account is taken of the changing
age structure of London’s population. 90% of new
housing meets Building Regulations requirement M4
(2) ‘accessible and adaptable dwellings’ and 10% of
new housing meets Building Regulation requirement
M4 (3) ‘wheelchair user dwellings’ which is designed
to be wheelchair accessible or easily adaptable for
residents who are wheelchair users from the start.

11.2.2 Accesssing the Buildings

The Application Site is bound to the north by the A206
Beresford Street, to the south by Powis Street and
to the west by MacBean Street. The site is centrally
located in the town with good links to services and
transport nodes.

Block A, B and C are accessed from their respective
residential lobby which provide a step-free access to
the L01 shared residential spaces for all residents of
all blocks to use. Blocks E and D are accessed via
their respective cores, directly accessible respectively
from MacBean Street and Murray’s Lane.

The primary stepfree entrances to the development
will be directly off Beresford Street, MacBean Street
and the public realm within the site boundary. The site
is well served by public transport with close proximity
to the new Woolwich Crossrail station, Woolwich
Arsenal Docklands Light Railway, Woolwich mainline
Thameslink and Southeastern train services and the
Woolwich Clipper river service as well as numerous
bus services. The Woolwich Tunnel and Woolwich
Ferry are located to north of the site and provide
access to City Airport. The site is a PTAL 6b town
centre location, the most accessible location that can
be recorded under the PTAL system.

Entrances have been designed to be easily navigable
with good lighting, way finding, CCTV and with
passive surveillance to create a safe environment.
Level accessible routes will be provided to each of the
entrance cores from the surrounding roads and public
realm.

London Plan Policy 7.2: An inclusive environment
The Mayor requires all new development to achieve
the highest standards of accessible and inclusive
design and supports the principles of inclusive design.
GLA supplementary planning guidance: Accessible
London (2014)
The Accessible London SPG provides guidance on
implementing inclusive design principles effectively
and on creating an accessible environment in London,
with particular emphasis on the access needs of
disabled and older people.

B

C

D

A

E

GLA supplementary planning guidance: Housing SPG
2016
The Housing SPG provides guidance on how to
implement the housing policies in the London Plan. It
reinforces the need for new development to provide
accessible, adaptable homes and neighbourhoods.
The Housing SPG carries forward the Mayor’s
housing design standards for London in the context of
Government’s new national housing standards.
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Figure 11.1: Accessing the buildings - residential lobbies and cores
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11.3.2 Vehicle access

11.3.1 Public realm

The site currently has three vehicle access points,
two from MacBean Street and one from the A206
Beresford Street. Between the hours of 10:00 and
19:00, the only way to access MacBean Street is from
A206 Beresford Street. However, outside of these
hours vehicles can drive down the Powis Street and
access MacBean Street from the south.

11.3

The scheme has been designed to also create a
sequence of attractive spaces – a new square, a
neighbourhood garden and a mews street - which
connect into the existing town-centre pedestrian
network. The spaces accommodate a range of uses,
including areas for informal relaxation, opportunities
for outdoor working, a range of fixed and flexible
seating and play. Materials and planting will be robust
and easily maintained.

Cycle and pedestrian access
There are four proposed pedestrian and cycle access
points to the development site. One is located to
the north off the A206 Beresford Street leading
into Murray’s Yard and another two via MacBean
Street, one to the central cycle store entrance below
Block A and the other one via Murray Lane. There is
another access point from the south of the site, via
Powis Street. The central cycle store at first floor is
accessible via a separate and secure entrance and
provided with a ramp and a lift.

Paths will provide firm, slip-resistant and reasonably
smooth surface treatments. Where there are different
materials along the access routes these will have level
and even surfaces.
Seating will be provided within the Public and Urban
Squares. (Please refer to the Landscape Chapter for
further details.)

Inclusive design parameters
Flexible commercial
Block A - The flexible workspace is located on
the corner of Macbean Street and Murary’s Lane
Beresford Street to the norh of the site and is provided
with a level access from Murray’s Lane.
Blocks A B & C - The flexible workspace is located at
ground floor across the length of the podium and is
accessed at any point from Beresford Street. All of the
frontage is dedicated solely to the flexible commercial
uses. Double leaf entrance doors, with opposite
swings, are provided.
Block D - A single floor flexible workspace is provided
with direct level access from Murray’s Yard.Double leaf
entrance doors, with opposite swings, are provided.
Block E - A single floor flexible workspace is provided
with direct level access from Murray’s Lane.Double
leaf entrance doors, with opposite swings, are
provided.
All entrance doors will provide at least 1000mm
effective clear width as set out in Approved Document
to Part M Volume 2 of the Building Regulations (AD
M). The workspace units will be subject to tenant fitout and details of WCs and internal provisions will be
addressed during future design stages.

Figure 11.2: Vehicular and pedestrian access to site

Figure 11.4: Flexible commercial spaces

Figure 11.3: Public realm
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11.3.3 Inclusive design guidance and standards
Our approach is to design beyond the minimum
standards set out in the building regulations, taking
into account good practice guidance. Inclusive design
issues have been reviewed accordance with the
objectives of the following:
• Building Regulations 2010 and associated Approved
Documents
• Equality Act, 2010
• LBWF Planning Policy
• National Planning and Policy Framework, 2019
• Planning and Compulsory Purchase Act, 2004
Reference has been made to the following documents
during design development for this project:
• Accessible London, Supplementary Planning
Guidance, GLA 2014
• BS 8300:2009+A1:2010 Design of buildings and
their approaches to meet the needs of disabled
people – Code of practice, British Standards
Institution
• Building Regulation Approved Document K –
Protection from falling, collision and impact 2013

11.3.4 Inclusive design provision
The Application Site is a mixed use development
that creates a variety of residential dwellings, flexible
workspace, and retail units (Classes E/B1/D1/D2 and
Sui Generis) across the site.
All of the dwellings are proposed as single storey
units.
As is required by the London Plan, all residential
units will be accessible, with 90% meeting Building
Regulations requirement M4(2) ‘accessible and
adaptable dwellings’. The remaining 10% will meet
Building Regulation requirement M4(3) ‘wheelchair
user dwellings’ which are designed to be wheelchair
accessible or easily adaptable for residents who are
wheelchair users from the start. All units proposed as
wheelchair user dwellings are to be on a single level
and spread across the scheme.

Second floor

Sixth floor

All cores are serviced by at least two lifts designed
to correct standards, to suit wheelchair users. The
Blue Badge holders parking is provided in a covered
parking garage with direct access to the residents
amenity spaces and residential cores. Further parking
for Blue Badge holders is located in close proximity to
block E.
Third floor

The drawings to the right show the location of
accessible and adaptable dwellings.

Seventh floor

• Building Regulation Approved Document M –
Access to and use of Buildings Vol 1: Dwellings, 2015
• Building Regulation Approved Document M –
Access to and use of Buildings Vol 2: Buildings Other
Than Dwellings, 2015
• Housing, Supplementary Planning Guidance, GLA
2016
• Inclusive Design for Non-Residential Buildings SPD,
2011
• London Cycling Design Standards, TfL, 2014
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Fourth floor

Eighth floor

Fifth floor

Ninth floor

11.0 Access

11.4

Wheelchair adaptable units
1Bed

42

2Bed

14

3Bed

4

Total

Typical accessible units
As mentioned already, the units are spread accross
the scheme. The diagram below shows examples of a
1B2P, 2B4P and 3B5P layout.

60

Figure 11.5: 1B 2P typical layout (Wheelchair accessible unit)

Figure 11.6: 2B 3P typical layout (Wheelchair accessible unit)
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11.4.1 3B 5P typical layout (Wheelchair accessible unit)
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12.0 Policy compliance

12.1 Policy compliance

•

12.1.1 Greenwich core strategy design:
DH1 Design

•

•

The need to retain trees in line with Policy OS(f) and
Policy OS(g):
The scheme has sought to retain several trees on
site. Where trees cannot be retained and are to be
removed, compensatory tree planting is proposed as
part of the landscape strategy. Please refer to the Arboricultural report for further information.

•

•

•

•

•

•

•

The cultural diversity of the area:
The development will open up the site providing
access and space for future users. The
redevelopment of the vacant site shall also
contribute to the cultural capital of Woolwich Town
Centre and its Conservation Area.

•

v. Create attractive, manageable wellfunctioning
spaces within the site
The scheme has been designed to create a sequence
of attractive spaces – a new square, a neighbourhood
garden and a mews street - which connect to the
existing town-centre and surrounding networks
through a number of new pedestrian and cycle routes.
The spaces accommodate a range of uses, including
areas for informal relaxation, opportunities for outdoor
working, a range of fixed and flexible seating and
play. Materials and planting will be robust and easily
maintained. Please refer to the Landscape Strategy for
further details.

•

The scheme increases movement across the site
for both pedestrian and cyclists and will deliver a
new link between Powis Street to Beresford Street.
The layouts have been developed to help facilitate
connections into the proposed new cycle highways.
Please refer to Section 11.0 - Access of the DAS
and Sections 3 of the Transport Assessment
Addendum for further details.

iv. Achieve accessible and inclusive environments for
all, including disabled people;
The proposed scheme is DDA compliant. All public,
communal and private spaces are accessible by
wheelchair users and disabled people. Please refer to
Chapter 11 for information.

The potential for a mix of uses:

Patterns of activity, movement and circulation
particularly for pedestrians and cyclists:

iii. Demonstrate that the development contributes to a
safe and secure environment for users and the public:
The Design Out Crime officer was supportive of
the proposed design in principle subject to design
development and planning conditions at later stages.
Please refer to section 10.6 – Secure by Design

The scheme provides a mixed-use redevelopment
comprising 595 residential units (Use Class C3 use);
2,023 sqm GIA of flexible commercial floorspace
(Classes E/ B1/D1/D2 and Sui Generis) at ground
and mezzanine level; new market storage facility
(Sui Generis); new public realm with hard and soft
landscaping, highway works, car parking and cycle
parking, access and servicing arrangements; plant
and associated works.

The quality and nature of materials, both traditional
and modern:
The choice of brick as the primary facade material
provides a high-quality finish that is inherently durable
and sustainable, whilst providing a variety of tones
and detailing that is complemented by the secondary
metal materials. Additional variety is suggested along
the ground and first floors, as glazed terracotta,
precast and glazed bricks in a plethora of tones are
the main materials. The proposed materials also
reflect the surrounding context. Please refer to Section
8.0- Appearance for further information.

•

The effective use of land:
The development seeks to make the most effective
use of brownfield land within a highly accessible
through the delivery of a mix use scheme, the
creation of new links, open space and public realm.

Existing townscapes, local landmarks, views and
skylines; The architecture of surrounding buildings:
This consideration has heavily influenced the design
development of the revised scheme, both in terms of
its height and massing and the associated impact on
the surrounding views and heritage assets. Please
refer to Sections 6.0 - Site layout, scale and massing,
8.0 - Appearance and the Townscape, Heritage
and Visual Impact Assessment (THVIA) for further
information for further information.

Architectural, historical and archaeological features
and their settings:
Buried Archaeology is considered in further detail
in Chapter 7 of the Environmental Statement. The
design of the scheme has been carefully considered
to ensure the development shall not unacceptable
harm the setting or significance of the surrounding
heritage assets, and indeed, should positively
contribute to the adjacent Woolwich Conservation
Area. For further details, please refer to the
Townscape, Heritage and Visual Impact Assessment
(THVIA).

Topography, landscape setting, ridges and natural
features:
The topography of the site falls gently from the southwest to the north east. The design of the development
has been carefully considered to respond to the level
changes with the taller elements of the development
positioned around the north-eastern corner at
Macbean Street and Beresford Street to benefit from
its lower topography. Please refer to the Landscape
Strategy.

•

•

Promote local distinctiveness by providing a sitespecific design solution:
The scheme has been designed in a direct response
to its location from the outset. This has been
considered at all scales of the development, from the
layouts, heights and massing down to the appearance
and materiality. The finer details of the scheme reflect
the historic uses of the site and surrounding areas
and have been used as inspiration to provide a local
distinctiveness.

The development of the scheme draws on the
character of the surrounding townscape and
responds respectfully to this. Please refer to
Sections 6.0 - Site layout, scale and massing
and the Townscape, Heritage and Visual Impact
Assessment (THVIA) for further information.

All developments are required to be of a high quality
of design and to demonstrate that they positively
contribute to the improvement of both the built and
natural environments.
To achieve a high quality of design, all developments
are expected to provide a positive relationship
between the proposed and existing urban context by
taking account of the following factors:

•

Established layout and spatial character; the
scale, height, bulk and massing of the adjacent
townscape:

vi. Maximise energy conservation, through effective
layout, orientation, use of
The Energy Strategy has been developed using a
‘fabric first’ approach through the ‘Be Lean’, ‘Be
Clean’, ‘Be Green’ energy hierarchy.
Be lean:
The Proposed Development is anticipated to achieve
up to a 11.1% reduction in CO2 emissions (equivalent
to 50 tonnes) beyond the Building Regulations Part
L 2013 ‘baseline’ through the inclusion of an efficient
building fabric as well as energy efficient lighting and
ventilation.

Acceptable noise, insulation and attenuation;
Please refer to the Noise assessment addendum
report.
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Be clean
An investigation into the availability of existing and
proposed district heating networks has been carried
out for the proposed development, as described
within the main section of this report. Given that there
are no available district heat network connections that
can be utilised and the relative merits of installing a
CHP are negligible due to the decarbonisation of the
UK electricity grid, there are no further CO2 savings at
the ‘Be Clean’ stage of the energy hierarchy.
Be green
The proposed Development will also benefit from
the establishment of a site-wide heat pump system
which will distribute LTHW throughout each of the
buildings. The heat pump system will supply 100%
of space heating and 80% of the domestic hot water
demand for the dwellings. This percentage has been
optimised for efficiency of the heat pump system and
operational cost to the tenant. Through the inclusion
of this system, it is anticipated that the proposed
development will achieve a further 46.0% reduction
in CO2 emissions (equivalent to 351 tonnes) beyond
Part L 2013 ‘baseline’.
The orientation and form of the building is such that
there are no north facing units. Please refer to the
Energy Strategy report for further information.

Appropriate materials, detailing and landscape design
(also see Policy E1);
Please refer to Chapter 08 - Appearance and the
separate Lansdcape report for further details.

12.0 Policy compliance

12.1.2 Greenwich core strategy design:
Policy H5 Housign
Greenwich core strategy design: Policy H5
Housing

•

•

•

The development is in close proximity to Woolwich
Town Centre, which provides a range of local services
and facilities. The area is well served by local schools,
with 3 primary schools within a 500m radius.

ii. The design of the development is consistent
with Policy DH1 and, for all new build housing
developments, is also consistent with the Mayor of
London’s Housing SPG;
Refer to previous responses on H1

•

iii. An acceptable level of noise insulation being
achieved by means of sensitive design, layout and in
developments vulnerable to transportation noise and
vibration;

The proposed scheme provides a total of 302 dual
aspect units.

The development shall also benefit from a lift from
ground level to the first floor to ensure that level
access is provided to the cycle store for all residents.
The proposed number of lifts is deemed sufficient for
the anticipated number of residents per block. For
further details on the lift core locations please refer
to the Sitewide - Plan level 00 (577-PTA-ZZ-00DR-A-1101_P15).
•

•

Residents will be able to dispose of their waste via
a waste chute that will connect to each floor. On
disposal of waste via the chute, residents will be able
to select the category of waste with a tri-separator at
the bottom of the chute sorting general waste, food
waste, and recyclable waste into separate holders in
the bin storage area..

vii. Safety and security of residents and public (see
also Policy CH1)

viii. The provision of new housing to Lifetime Homes
standards;

xi. Adequate provision for waste recycling; and
The proposal shall deliver adequate bin storage
capacity including sufficient provision for recyclable
waste. Each block shall benefit from a designated
waste storage area at ground floor level.

On the 11th March 2020 a meeting with the Designing
Out Crime officer Steve J. Watts took place to review
the proposed scheme. He was supportive of the
scheme subject to further design development and
planning conditions at later stages. Please refer to
Section 11.0 - Technical for information on secure by
design

iv. A presumption against single-aspect north facing
units and a presumption in favour of dual aspect units
where possible;

x. New build developments of flats that are three or
more storeys will be required to have sufficient lifts;
Each residential block is serviced by at least two lifts.
All lifts have been designed to the correct standards to
accommodate wheelchair users.

Please refer to the Planning Statement for information

Please refer to the Noise assessment addendum
report
•

•

The development is supported by an extensive array
of private amenity space provided by balconies and
roof terraces, which are further supplemented by
communal terraces and gardens alongside an array of
internalised residential amenity space. This includes
gym, lounges, workspace, and concierge areas. All
child play provision shall be delivered on site.

Please refer to the Sustainability Strategy for further
information.

•

vi. Family housing should normally have direct access
to a private garden. Schemes with predominantly
family housing should, as far as practicable, be within
reasonable walking distance of nursery and primary
schools, local shops, play areas and amenities;

ix. In residential developments of 25 or more units,
10% of dwellings to be built to full wheelchair
standard, or easily adaptable for residents who are
wheelchair users;
The development shall provide 10% (60) of all
residential units to an M4(3) fully ‘wheelchair
accessible’ standard. All remaining units shall be to an
M4(2) ‘accessible and adaptable’ standard ensuring
that units can in the future be modified for use by
residents with mobility issues. Please refer to chapter
11 for further information.

Residents of blocks A-D have access to a podium
garden at second floor between block A and B, a
number of additional roof gardens at the setback of
blocks A, B, C, D and E.

i. For new build homes, the achievement of Code for
Sustainable Homes of at least code level four (4);
The Code for Sustainable Homes has been revoked
by the Government as part of the Housing Standards
Review, therefore it is not appropriate for the
development to be assessed against these standards.
The Proposed Development shall however voluntarily
pursue the Home Quality Mark (HQM) scheme for
its residential elements. The HQM is a residential
environmental assessment method created by the
BRE, which provides a standardised holistic approach
to sustainability; covering transport, ecology, safety,
comfort, energy, materials and water consumption
as well as providing a focus on quality of build and
handover procedures for the future occupant.

•

Private outdoor spaces were provided to apartments
wherever possible. All balconies and private and
communal outdoor spaces have level access and are
designed to allow access to wheelchair users and
people with disabilities.

New residential development, redevelopment,
refurbishment or conversions will be expected to
achieve a high quality of housing design and an
integrated environment. The Royal Borough will
take into account the key relationships between
the character of the area, site location and housing
densities and expect the following:
•

v. In flats, a good-sized balcony, a terrace or enclosed
communal gardens should be provided;

For further details please refer to the Sitewide - Plan
level 00 (577-PTA-ZZ-00-DR-A-1101_P16).

•

Lifetime Homes was superseded by the updated Part
M and all the apartments are planned to Part M 4(2) of
the Building Regulations. The apartments also comply
with the Nationally Described Space Standards DCLG
2015
Macbean Street - Design & Access Statement - November 2020

xii. The achievement of the BREEAM Standards for
Domestic Refurbishment rating of Excellent’
This is not applicable as there are no refurbished areas
on the Proposed Development.
However, all new build flexible commercial spaces
are targeting a BREEAM ‘Excellent’ rating in line with
Policy DH1xvi. For further details please refer the
support sustainability statement.
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12.1.3 Tall building guidance
The Draft London Plan, RBG and the CABE and
English Heritage document ‘Guidance on Tall
Buildings’ have been analysed with the following
criteria being identified to assess the proposed tall
buildings:
• Relationship to context;
• Effect on historic context;
• Relationship to transport infrastructure;

12.1.4 Relationship to context

12.1.5 Effect on historic context

Together with Peter Stewart Consultancy the scheme
has been design to respond to its relationship with the
surrounding context.
The local context and character of the area have
informed the development at all scales from the
site layout and rationale, height and massing
through to the appearance and materiality. Please
refer to appropriate chapters of the DAS for further
information and the Townscape, Heritage and Visual
Impact Assessment (THVIA) for further information.

• Architectural quality of the building;
• Sustainable design and construction of the proposal;
• Credibility of the design;

A Built Heritage Statement has been prepared
by Peter Stewart Consultancy and is submitted
in support of this application as part of the
Environmental Statement addendum.
There are no listed buildings within the Site or
immediately adjacent to it, although there are a
number of listed buildings within the local area.
In addition, there are a number of conservation
areas around the Site including the Royal Arsenal
Conservation Area and the Woolwich Conservation
to which a small part of the south of the Site is
designated within the latter. There are also locally
listed buildings around the Site, including 41-44
Macbean Street, which is adjacent to the Site.
The Statement concludes that the proposed
development of the currently derelict site has the
potential to positively effect the setting of a number of
designated and non-designated built heritage assets
within a 500m radius of the site.

• Contribution to public space and facilities;
• Mirco climate

The development has the potential for a ‘moderate
to major’ effect on the significance of the listed
Royal Arsenal Brass Foundry buildings, albeit this
is assessed as beneficial in its nature and shall
no cause harm to the significance of this heritage
asset. Similarly, ‘moderate’ and ‘minor’ effects to the
significance of other listed buildings in proximity will
be experienced, but again, the nature of the effects
would be beneficial or neutral and once the Proposed
Development is completed and occupied, there would
be no adverse effects.
The high-quality design, which includes carefully
considered external materials and architectural details
including references the surrounding historic built
environment will considerably improve the appearance
of the Site to the benefit of the setting of the adjacent
conservation areas, which shall help to mitigate any
harm caused by the development proposals.
Further, the public benefits of the proposal weigh
heavily in favour of the scheme to which the planned
uses will increase local activity and improved
connectivity across the site and its surroundings thus
allowing a greater appreciation of a number of local
built heritage assets.
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12.1.6 Relationship to transport infrastructure

12.1.7 Architectural quality of buildings

The Site benefits from an excellent level of accessibility
to both local facilities and public transport services.
The following principles are proposed:
• Provide a car free scheme, with the exception
of blue badge parking bays and three van parking
spaces;
• Provide a designated access where residential
vehicles (blue badge only) can enter and exit the
internalised car parking area in a forward gear;
• Provide separate vehicle access for the market
pound facility and other vehicle users where vehicles
are able to enter and exit in a forward gear;
• Provide an effective future proofed servicing strategy
in line with the existing and local emerging proposals;
• Provide secure, dedicated internal cycle parking for
residential and commercial elements;
• Provide convenient short-stay cycle spaces within
easy access of building entrances and close to
active frontage where they will benefit from natural
surveillance;
• Provide an open landscaped public realm, which
improves pedestrian access around the site and
between Beresford Street and Powis Street.
Please refer to Section 11.0 - Access of the DAS and
Sections 3 of the Transport Assessment for further
details.

Given the tall nature of the scheme, the taller
elements shall be seen from a variety of viewpoints.
Accordingly, all elevations have been designed to offer
visual interest and to offer a consistently high-quality
appearance.
The design approach of the tall buildings has focused
on the refinement of the massing as a series of
terraces, to create a townscape composition. The
three taller buildings of 19, 22 and 16 storeys address
the emerging tall buildings in the areas, stepping down
towards the lower 10 and 7 storey buildings relating
to the town centre scale. This creates an undulating
skyline.
Brick is the preferred choice for the facade as it
inherently provides surface variation in texture and
colour and also its module lends scale to the facade.
The brick provides a familiar residential character while
connecting the buildings to the surrounding context
which is also predominantly brick. Additionally, glazed
terracotta, precast and glazed bricks clad the ground
and first floors to provide a contrast to the residential
storeys above. A series of profiled aluminium panels
provide further detailing and enhance the articulation
of the facade.
Overall, the Proposed Development is of high quality
of urban design, landscape and architecture. It
optimises a site that has many constraints, both
in physical and heritage terms, and will create an
identifiable place where people can work, live and play
in successfully.
Please refer to the proposed design sections of the
DAS for further information.

12.1.8 Sustainable design and construction
The design team have experience in delivering
homes and ensure that the design quality proposed
at planning stage is secured within the completed
development.
As tall buildings are costly to construct and are
prominent it is essential that these are buildings are
inherently durable and sustainable. The buildings have
been conceived to ensure that the facade materials
will be durable and will weather well with time which
has led to the choice of brick as the primary facade
material and as a familiar residential material.
The buildings will incorporate proven practical
sustainability and management measures including:
• Future provision for Connection to the district
heating network
• Low energy lighting throughout
• Extensive internal cycle storage
• A heated swimming pool at podium level.
• Podium level and roof terrace communal amenity
space
• On site concierge and management plan to ensure
that maintenance of the external and internal building
areas is monitored
• Recycling facilities
• Accessible outdoor amenity spaces
• Green and brown roofs, incorporated bird boxes
and other ecological enhancements

Note: With regard to the EIA reports,
please refer to the letters as submitted by the relevant consultant.
Macbean Street - Design & Access Statement - November 2020
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12.1.9 Credibility of the design
Following the previous design presented by DLA
Architects and Fathom Architects, Patel Taylor have
re-assessed the development and seek to make
improvements to the previous scheme, taking into
account the feedback received from the GLA, RGB,
Design Council, local residents and other statutory
consultees. Patel Taylor bring a wealth of experience
to the project and a credibility to the design.
Weaving together architecture, landscape and urban
design, Patel Taylor designs places from city to
human scale – and everything in-between. Founded
in 1989 by Pankaj Patel and Andrew Taylor, their
portfolio includes exemplary masterplan, residential
and commercial mixed-use developments, as well as
buildings for education and culture. The practice has
designed over 15,000 homes in London for leading
developers, Registered Providers and progressive
local authorities, and are currently working on some
of the city’s largest urban regeneration projects at
London Dock, White City Living, Twelvetrees Park
and Beam Park. Recognised as a leading voice in
British architecture, Patel Taylor has received over 70
design awards for a diverse range of buildings and
public spaces, with projects widely published in the
Guardian, BBC, The Times, Dezeen and the London
Evening Standard.

12.1.10
		

Contribution to public space and
facilities

The scheme creates a sequence of spaces which
connect into and extends the existing pedestrian
environment within Woolwich town centre. Both
Murray’s Yard, a new public square and the
neighbourhood garden that is linked to it, are located
on the south side of the tall buildings and shall
therefore benefit from good levels of sunlight. These
two spaces and the mews street that connects them,
create valuable public amenity space providing areas
for informal recreation, seating, outdoor working,
eating and drinking and play.
The ability for members o the public to enjoy these
spaces is further enhanced through the provision of
news public access across the site, helping to link the
spaces with the surrounding streets.
Please refer to the Landscape Strategy for further
details.

On a human scale, we are shaping a place
where people from diverse economic and cultural
backgrounds can call home. From an urban design
perspective, we are also creating a hierarchy of public
spaces that fit together to strengthen the city fabric to
form a more inclusive society.
In a transitioning city like London, connectivity is key
to building resilience. Our urban design and landscape
strategies are designed to create immediate
connections to adjacent neighbourhoods to increase
urban mobility, as well as embedding connectivity
as the wider area evolves. We establish a carefully
considered hierarchy of streets, squares, and gardens;
the constituent parts of London’s most successful
neighbourhoods. These diverse spaces are defined
by the arrangement of site-specific building typologies
that interact with the public realm to create a series of
flexible and evolving settings for life.
We take a special interest in layering new high-density
developments within London’s built environment
heritage; our current portfolio includes mixed-use
residential towers in constrained and sensitive
urban settings across Wandsworth, Tower Hamlets,
Hammersmith & Fulham, Southwark and London’s
Southbank.
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12.1.12
		

Microclimate:
Wind

12.1.11
		

Microclimate:
Daylight

A wind impact assessment for the proposed
development was carried out using a Computational
Fluid Dynamics (CFD) model. This assessment tested
the proposed development’s impact on pedestrian
comfort and safety based on the Lawson Criteria.
These results can be seen in more detail within the
Environmental Statement, but in summary showed
that the presence of the proposed development had
no detrimental impact upon the proposed public
amenity or the surrounding context.

The tall buildings have been placed in a radial pattern
to maximise the daylight and sunlight received to the
habitable rooms within the scheme and minimise
overshadowing to the public amenity areas. The
overwhelming majority of the proposed units will have
the potential to receive adequate levels of daylight.
Where daylight is more restricted on the inward facing
elevations, the elevational treatment, balcony design
and flat layouts will maximise the daylight received
tothe main habitable rooms.

Within the site, the November 2020 design changes
included the addition of recessed balconies from level
10 and above, which indicated some additional issues
relating to safety and comfort of residents at balconies
and roof terraces level. However, measures to mitigate
them have been proposed and it is anticipated
that after their implementation, these areas will be
brought within the safety and comfort thresholds.
The proposed mitigation options include localised
wind screening, further planting and adjustments to
balustrades design to optimise comfort and safety for
users.

The main new public space, Murray’s Yard, has
been designed to ensure that it can be enjoyed all
year round. Over half of Murray’s Yard would receive
at least two hours of sunlight on March 21st, with
considerably more sunlight during the summer
months.
The slenderness of the tall buildings, the generous
gaps between each and tallest elements of Blocks
A and C being set back from Beresford Street, will
mitigate the impact on neighbouring buildings to the
north and south of the site.

Note: With regard to the EIA reports,
please refer to the letters as submitted by the relevant consultant.
Macbean Street - Design & Access Statement - November 2020
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