
5.14 Biodiversity

On the advice of the ecologist consultant Richard Graves Associates, biodiversity 
gain opportunities have been incorporated into the design with a plant palette which 
benefits	the	local	wildlife	by	providing	either	a	food	source	for	insects	or	roost	
potential. Bird and bat boxes are proposed to be attached to larger mature trees.

SuDs strategy diagramGreen roof diagram

Habitat strategy diagram

Example of bat boxes (four in proposed trees) 

Example of invertebrate hotel Example of sandmartin nest boxes (12)

Example	of	kingfisher	nest	boxes	(two)

Example of biodiverse plant palette

5.14.1  Green roofs

The	structurally	diverse	green	roof	is	located	adjacent	to	the	third	floor	terrace	and	
provides storm water management, a habitat for wildlife and contributes to lowering 
urban air temperature preventing the heat island effect. The green roof also provides 
invertebrate habitat with bug hotels shown in the adjacent column. 

5.14.2 SuDs strategy

Permeable paving and surfaces can be seen in the SuDs strategy diagram below. 
Proposed	is	0.22	ha	of	permeable	surface	across	the	ground	floor.	As	part	of	the	
revised proposals, gardens have been increased in size, further increasing the 
permeable zone.
 

5.14.3 Habitat creation

The diagram below illustrates the proposed locations for bird and bat boxes within 
the landscape and public realm. All bird / bat boxes located on the site should be 
coordinated between the architect and ecologist. 
 

Bird boxes

Bat boxes

Hibernaculum

Key

Key
Soft planting beds

Permeable paving 

Key

Biodiverse 
green roofs

5.14.4 Summary

Using the biodiversity metric, the ecologist has calculated a 100% net gain for habitat 
units and a 100% net gain for hedgerow units. 

The scheme delivers 100% biodiversity net gain, well above the 10% target.
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5.15 Green roof specification

Biodiverse green roofs are provided where possible across the scheme, namely 
Building F, and are co-located with PV / solar panels (where possible) using a 
‘biosolar’ approach.  

A minimum of 100mm lightweight growing substrate is required alongside a system, 
such as Bauder’s Flora 3 system (refer to adjacent image), to ensure that plants are 
appropriate and meet the ecological objectives of the scheme.  

The	Bauder	Flora	3	seed	mix	includes	65%	perennial	wildflowers,	20%	annuals	and	
15% grasses. 

BAUDER FLORA  3  SEED MIX

UNITED KINGDOM
Bauder Limited 
70 Landseer Road, Ipswich, Suffolk IP3 0DH, England
T: +44 (0)1473 257671 E: info@bauder.co.uk 
bauder.co.uk

IRELAND
Bauder Limited
O’Duffy Centre, Carrickmacross, Co. Monaghan, Ireland
T: +353 (0)42 9692 333 E: info@bauder.ie
bauder.ie

Establishment and Growth

BioSOLAR

Bauder’s Unique Additive Mix

Telephone helpline:

Bauder Flora 3 Seed mix guideBauder Flora 3 Seed mix example Bauder Flora 3 Seed mix example
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5.16 Lighting strategy

Lighting will be embedded within the landscape throughout the scheme. The 
proposed lighting highlights the timber platform and green corridor, making them 
more welcoming and safer in the evening. More discrete lighting will be used along 
the mews street to prevent nuisance to residents with front-facing windows.

The lighting strategy along the riverfront will aim to minimise the light trespass onto 
the River Crane. As excessive lighting can damage bat foraging, the minimal  
use, low-level light bollards and lighting are directed away from the river. A full 
analysis of the lux levels around the river has been undertaken and submitted in a 
separate report as part of this application. This ensures the proposals are suitable for 
the location and do not effect the existing ‘dark corridor’.

For the detail external lighting assessment, please refer to the accompanying 
‘External Lighting Report’ by Desco, submitted alongside this application. 

Key

           LED column lighting

         LED wall mounted luminaire

         LED Bollard luminaire

Plan indicating lighting locationsExample of light columns

Edwin Road

River Crane

Gould Road N
orcutt Road

Crane Road
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5.17 Management & maintenance  

5.17.1 Maintenance 

The primary aim is to manage the landscape spaces so that they thrive and are 
able to continue to provide their green infrastructure functions, including cultural 
ecosystem services, such as providing sense of place and amenity.

The following key factors will need to be addressed in order to sustain high-quality 
external	spaces:

• Safety

• Cleanliness

• Repair and replacement

• Horticulture health

• Hard surfaces

• Playable space

• Delivery 

5.17.2 Safety & security

A safe environment is one that is accessible to all. As well as adopting ‘Secured by 
Design’ principles in the design of the landscaped areas, long-term management and 
maintenance of the landscape proposals will be required. 

Well-maintained places are less likely to suffer from crime as they are more likely to 
be used, thus increased presence will deter antisocial behaviour. Passive surveillance 
will be encouraged with landscaping, enabling clear visibility along main pedestrian 
routes. 

Private gardens are enclosed with 1.2m walls and accessed via secured gates.

5.17.3 Cleanliness

Cleanliness is the principal indication of the quality of management of the landscape 
design. It will be important to maintain the cleanliness of the landscape with regular 
collection and removal of leaves, debris and litter.

5.17.4 Repairs & replacement 

The	need	for	repair	and	replacement	of	finishes	will	be	mitigated	by	the	use	of	
appropriate and durable materials. Nevertheless, in the long-term, a degree of 
maintenance and replacement is unavoidable.

5.17.5 Horticulture health 

The health and general condition of planted areas, including trees, shrubs and 
perennial plants and lawns, is clearly indicative of the level of care and attention a 
place receives. 

Planting, including any replacements to dead or dying material, will be maintained in 
accordance	with	a	Landscape	Maintenance	Specification.	

Trees, climbers and shrubs will undergo inspections, which will provide informative 
pruning to ensure appropriate habit and form, monitor health of trees and the 
removal of dead, dying or diseased branches as required. 

Once established, the removal of stakes / guying systems will be required where 
necessary. Shrub beds will receive ongoing maintenance to ensure weed-free 
conditions through combined techniques of hand weed removal, chemical-free 
herbicides, cultivation and mulching. 

Until fully established, new trees and shrubs will require adequate watering. An 
irrigation system will be required for establishment of plants and trees and for 
ongoing watering during prolonged periods of drought.

5.17.6 Hard surfaces

Seasonal maintenance of fallen leaves, snow and de-icing is required, and combined 
use of herbicides and hands to remove weeds that grow within paving or other hard 
surface joints. 

5.17.7 Delivery

Delivery of the landscape scheme will be by appropriately skilled and experienced 
contractors	and	specialist	contractors,	in	accordance	with	BS3936:1992,	
BS4043:1989	and	BS4428:1989	(or	subsequent	superseding	equivalent)	and	current	
arboricultural	best	practice,	working	to	tight	specifications	and	fully	resolved	designs.	

Particular attention will be paid to the sourcing of both hard and soft landscape 
material,	and	the	customising	of	specifications	and	workmanship	to	best	suit	these	
materials, which will be locally sourced where possible.

The landscape construction contract will include 12-months post-practical 
completion establishment maintenance before handing over to the ongoing 
management team.

5.17.8 Water

Planting is generally intended to be suitable for minimal watering. Irrigation in the 
public realm is carried out manually with a hosepipe during establishment and then 
as required. 

A separate irrigation system is required on the podium with a drip line fed through the 
planting beds to irrigate the softscape planting beds. 

5.17.9 Lighting & electrical

For security lighting and lux levels, please refer to the MEP design report. 
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6.1 Transport & parking

Car parking

The scheme provides a total of 101 car parking spaces accessed via the new one 
way street.

This	is	distributed	as	follows:
29 private spaces on drive (of which 4 are accessible)
16 integrated garage spaces
20 allocated spaces below podium (of which 2 are accessible)
35 allocated surface spaces (of which 4 are accessible)
1 allocated accessible space for the E use class building
1 public on-street car club space on Edwin Road (not included in the total)

All	surface	and	below	podium	spaces	will	be	allocated	to	a	specific	dwelling.
Accessible spaces are included within this allocation and are provided in close 
proximity to the accessible apartments or on the accessible house type driveway. All 
future residents will not be permitted CPZ permits via S106.

Cycle parking

In compliance with the London Plan 2021 the scheme provides a total of 234 
residential cycle spaces, 6 visitor cycle spaces and 8 use class E cycle spaces. 

These	are	broken	down	as	follows:
50 spaces at 1.5 spaces per dwelling for all 1 beds
166	spaces	at	2	per	dwelling	for	all	2	bed+	
18 additional spaces within residential
6 spaces at 1 per 40 dwellings for short stay visitors within the landscape
8 spaces for the E use class building

Houses have secure cycle storage within internal garages or in external stores, and 
apartments have dedicated cycle stores within each building in the form of two tier 
cycle racks.

The	E	use	class	office	is	provided	with	a	secure	external	store	and	a	number	of	
sheffield	stands	within	the	public	realm	for	visitors.

The proposals include several improvements to the transport offering of the existing 
site. The residential development will provide an internal road, linking the existing site 
access along Gould Road and Edwin Road, to the north and south respectively and 
facilitating	both	pedestrian	and	vehicle	flow	through	the	site.	Given	the	low	traffic	
volumes, low speeds and residential nature of the site, a less formal shared-surface 
street scene is proposed. The removal of the existing site access gates and internal 
shared surface facilitates pedestrian accessibility through the site and enhances 
connectivity to the River Crane to the north. 

Both the E use class element and residential element of the site provide a level of car 
and cycle parking which is compliant with local parking standards, prevents overspill 
parking, and encourages adoption of sustainable and green travel. The development 
is well placed for public transport, with several bus routes and rail connections within 
reasonable walking distance of the site (PTAL 2 rating). 

The proposal includes a car club space within immediate proximity of the 
development, providing a further transport offering. As a borough, Richmond upon 
Thames advocates car clubs as an alternative to private motor car, promoting their 
integration across the council website. The new car club bay facilitated by the 
development would not be exclusively for the use of residents at the site, and would 
thus	provide	a	communal	benefit	for	surrounding	residential	properties.	The	
implementation of the car cub bay would be agreed with the developer, car club 
provider and Local Authority, as a condition of consent. Parking and transport diagram
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6.2 Refuse, recycling & servicing strategy

The new internal road will enable all refuse collection, residential deliveries and 
maintenance vehicles access to collect from within the site. The two-way access 
road ensures that all service vehicles will be able to access and egress the site in a 
forward gear.

Storage	for	wheelie	bins	is	located	within	defined	private	stores	for	each	house	along	
the mews street. For the apartments and the houses adjacent to the river, shared 
refuse and recycling stores are provided, which meet the council’s required drag 
distances and collection volumes.

The refuse storage provision is based on the London Borough of Richmond Upon 
Thames Refuse and Recycling Storage Requirements supplementary planning 
document	and	allows	for	the	following	storage	provision:

Waste

Houses	/	developments	with	individual	refuse	containers:
Storage capacity of 240 litres for refuse per household of three bedrooms or fewer
Storage capacity of 360 litres for refuse per household of more than three bedrooms

Developments	using	communal	refuse	storage	containers:
Storage capacity of 70 litres per bedroom. This requirement relates to communal 
waste containers.

Recycling

Houses	and	developments	of	up	to	two	units:
Storage capacity for two 55 litre recycling boxes.
Space must be provided so that the boxes can be presented within the property 
boundary and be visible from the kerbside on collection day.

Flats	of	three	or	more	units:

Refuse store locations and refuse vehicle tracking diagramRefuse vehicle tracking diagram

Bin Store 

Key

Bicycle Store

Integrated bin and bike store
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6.3 Mechanical, electrical & public health

The following summary is provided by Desco. For a full understanding of the 
proposed MEP strategy please refer to the separate ‘Energy Strategy’ and ‘Utilities 
Connection Report’ submitted alongside this application.

“Following the disconnection of existing services and the demolition of the existing 
buildings on the site, new incoming services will be installed to serve the new 
development, including the installation of a new substation.

The services strategy for the site has been developed to meet the both London Plan 
targets and compliance with building regulations. The key overall targets focus on 
energy	efficiency,	CO2	emissions,	water	conservation	and	sustainable	drainage.	In	
summary, the proposed development incorporates a number of improvements which 
combine to demonstrate a high degree of sustainability and an improvement in 
reducing the site wide carbon emissions by at least 35% more than the building 
regulations compliance target.

Heating and hot water generation to the residential apartment buildings shall be 
provided through the use of Low Zero Carbon Technologies (LZC). A centralised 
reversible air source heat pump and condenser water loop will be installed, 
distributed to each apartment. The centralised plant comprises 2No. 200kW 
reversible air source heat pumps, a dry air cooler, thermal store, pressurisation unit 
and circulation pumps.

Individual heat pumps connected to the condenser water loop in each apartment, 
provide hot water generation via hot water storage cylinders and heating via fan 
assisted radiators. The heat pumps shall have both a heating and cooling facility, the 
latter being utilised to reduce the risk of overheating.

The townhouses will be served by standalone split air source heat pump systems to 
provide both heating and tempered cooling and hot water via hot water storage 
cylinders.

Mechanical Ventilation to both the apartments and townhouses, will utilise System 4 
Mechanical	Ventilation	with	Heat	Recovery	(MVHR),	see	figure	3.	As	detailed	in	the	
overheating report, the MVHR units will provide elevated air change rates/
summertime boost in the townhouses, to prevent the risk of overheating occurring 
within all habitable rooms. During periods outside of high external ambient 
temperatures the ventilation systems will operate using trickle/boost facilities in 
order to meet the ventilation criteria set out in approved document Part F.

Potable water will be supplied to each apartment via a central storage tank and cold 
water booster set, to ensure adequate water pressures at each outlet.
Potable water to each of the townhouses, will be fed directly from the new mains 
water supply from Thames Water. Landlord’s water supplies will be provided to bin 
stores and irrigation points.

From	a	fire	and	life	safety	perspective,	please	refer	to	the	separate	fire	statement	
submitted alongside this application. Smoke extract ventilation shall be provided to 
the	apartment	block	corridors	as	defined	in	fire	report.
Dry risers will be installed in each core of each apartment block.
Smoke/Heat detection will be installed throughout each dwelling. A standby 
generator	or	secondary	Electrical	supply	for	fire	fighting	and	smoke	vent	equipment	
will	be	installed,	to	be	confirmed	by	fire	strategy.

Metered mains Low Voltage (LV) electrical distribution and containment will distribute 
to all landlord services and apartments. The Landlord LV distribution will serve 
common area lighting, small power, lifts, mechanical services, door and main gate 
entry, Satellite/TV/DAB distribution systems. The common area lighting will comprise 

Apartment block system illustration Apartment block system illustration

MVHR unit Photovoltaic panel locationsApartment building system illustration

LED lighting and escape lighting. The common area small power will distribute to 
cleaners sockets and equipment. In the apartment buildings Satellite/TV/DAB outlets 
will be installed, there will also be a Video/audio door and main gate entry system 
installed in each apartment.
Individual LV electrical supplies shall be provided to each of the town houses, with 
meters installed in line with the local DNO’s requirements. Like the apartment 
buildings Satellite/TV/DAB outlets will be installed in the houses.

In both the townhouses and apartments, distributing from the dedicated electrical 
consumer unit for the dwelling, small power circuits serving socket outlets, kitchen 
equipment, MVHR and heat pumps, fan assisted radiators will be provided. LED 
downlights	will	be	installed	throughout	the	dwellings.	A	BT	and	or	other	supplier,	fibre	
network	will	be	provided	to	serve	all	apartments	and	townhouses,	with	fibre	
termination points installed in all dwellings.

Site wide, a CCTV system shall be installed at main points of entry to the site and 
each apartment building. External lighting shall be installed throughout the site as set 
out in the external lighting report. 

The E use class building facing onto Edwin Road will be built as a shell and core build, 
with capped off incoming services and below ground drainage connections.
It	is	envisaged	that	the	E	use	class	building	when	fitted	out	will	be	served	by	a	VRF	
simultaneous heating and cooling system, with mechanical ventilation with heat 
recovery to provide the fresh air requirements to the building. Lighting will be installed 
throughout the building, with adequate provision for small power and data 
throughout.

As detailed in the site wide Energy Strategy report, it is proposed Photovoltaic cells 
will	be	installed	to	the	roof	of	each	townhouse	and	use	class	E	building	identified	on	
the site plan below. The provision of photovoltaic cells shown is to ensure the site 
wide carbon emissions improvement is maximised.”
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6.4 Overheating mitigation

The following summary is provided by Desco. For a full understanding of the 
proposed overheating mitigation strategy please refer to the separate ‘Overheating 
Report’ submitted alongside this application. 

“An overheating analysis of all the habitable rooms in the residential apartments and 
townhouses was carried out to demonstrate the predicted thermal performance and 
the predicted temperatures that occupants using the building will expect. Please refer 
to the overheating report for all results.

The analysis has been based on CIBSE Technical Memorandum 59 (TM59) ‘Design 
methodology for the assessment of overheating risk in homes’.
The	criteria	is	as	follows:

1. For	all	habitable	rooms	the	number	of	hours	during	which	∆T	is	greater	than	or	
equal to one degree (K) during the period May to September inclusive shall not 
be more than 3 percent of occupied hours.

2. In bedrooms the room temperature shall not exceed 26°C for more than 1% of 
annual hours, between the hours of 10PM and 7AM.

3. For	Homes	with	restricted	window	openings,	the	CIBSE	fixed	temperature	test	
must	be	followed,	i.e.	all	occupied	rooms	should	not	exceed	26˚C	for	more	than	
3% of annual occupied hours.

6.5 Flood risk & drainage

The following summary is provided by Waterman Infrastructure & Environment Ltd. 
For	a	full	understanding	of	the	flood	risk	and	drainage	please	refer	to	the	separate	
‘Flood Risk Assessment’ submitted alongside this application. 

Environment Agency (EA) mapping indicates that the site is predominantly located 
within	Flood	Zone	1,	denoting	a	low	probability	of	flooding	from	fluvial	flooding,	
with a small area along the northern boundary directly adjacent to the River Crane, 
located	within	Flood	Zone	2,	denoting	a	medium	probability	of	fluvial	flooding.	The	EA	
have	provided	modelled	fluvial	flood	levels	for	the	site	which	when	compared	to	the	
detailed	topographic	survey,	confirm	that	the	bank	levels	along	the	River	Crane	would	
not	be	overtopped	during	the	1	in	1000	year	flood	event.	The	risk	of	flooding	from	
pluvial,	groundwater	and	artificial	sources	has	also	been	assessed	and	found	to	be	
low.
 
To preserve access to the River Crane for maintenance, a minimum offset of 8m 
would	be	provided	from	the	river	to	any	proposed	buildings,	providing	a	significant	
betterment over the existing situation. All street furniture that falls within this offset 
would be removable to allow access as and when required.
 
Surface	water	runoff	would	discharge	through	a	combination	of	infiltration	and	
pumped outfall to the River Crane. Discharge to the River Crane would be restricted 
to	the	1	in	100	year	greenfield	rate.	A	minimum	attenuation	volume	of	650m3	would	
be provided to restrict discharge to this rate, including an allowance for the future 
impacts of climate change. This would be provided in the sub-base layer of the 
proposed	permeable	paving.	Foul	flows	from	the	site	would	discharge	by	gravity	to	
the Thames Water sewer network.

The overheating report concentrates on 3 alternative methods to prevent overheating 
and comply with the set criteria.

• Natural ventilation through use of openable windows.

• Enhanced mechanical ventilation with summertime boost.

• Tempered cooling to all bedrooms and Living Rooms.
The GLA additionally require the building to be tested against three different weather 
files	Design	Summer	Year	(DSY)1,	DSY2	and	DSY3	weather	files	in	line	with	TM49.	
DSY1 represents a typical summer year, DSY 02 and 03 do not represent typical 
summer	time	temperature	and	weather	profiles,	they	are	historic	and	the	theory	is	
that	these	profiles	will	become	more	typical	and	therefore	these	weather	files	should	
be used in the building simulation models overheating analysis so that a means of 
mitigating the overheating risk can be considered.

The results from the analysis show that applying cooling to bedrooms and living 
rooms is the most effective method in overcoming the risk of overheating, as 491 
out	of	491	spaces	pass	the	criteria	specified	in	CIBSE	TM59	using	DSY01	&	02.	For	
the iteration where openable windows were utilised in the dwellings, this resulted in 
the majority of rooms passing and those rooms that failed were marginal failures. 
Further	solar	shading	and	reducing	the	percentage	of	glazing	may	provide	sufficient	
enough improvement to ensure the overheating criteria is met.

Acoustic constraints have also been considered as part of the accompanying 
overheating assessment.”
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6.6 Structures

The following summary is provided by Waterman Infrastructure & Environment 
Ltd. For a full understanding of the structure please refer to the separate structural 
drawings submitted alongside this application. 

“For the Building F structure Waterman have undertaken an assessment of all the 
available structural options for the superstructure frame considering the criteria 
including:	flexibility,	economics,	contractor	preference,	programme,	services	
integration, and buildability.

Excluding	the	uppermost	floor,	an	RC	flat	slab	solution	was	the	most	cost	effective	
and the most appropriate solution for this project, offering a number of advantages 
to	the	scheme,	including:

• Free	horizontal	distribution	of	services	across	the	exposed	soffits
• Inherent	thermal	mass	and	fire	protection	together	with	good	acoustic	

properties
• Locally	sourced	recycled	aggregates	can	be	specified	

The pitched roofs lend themselves to lightweight pre-fabricated steel trusses 
supported	off	steel	posts	to	frame	out	the	upper	floor	without	extending	up	the	RC	
superstructure. 

For	the	foundations,	the	Geotechnical	Investigation	has	confirmed	the	presence	of	
gravel at a depth of approximately 1.0m b.g.l. Initial structural loading calculations 
suggest that shallow reinforced concrete pad foundations can be designed to bear 
on to the gravel and spread the loads from the columns and core walls. 

For the terraced housing the intent is to utilise simple and repetitive structural 
solutions. The foundations are mass concrete strip foundations, the walls are load 
bearing	masonry,	the	ground	floors	are	beam	and	buildings	and	the	upper	floors	and	
roof are timber. Limited steel beams are required to trim stair openings and form the 
mansard	roof	profiles.

The E use class building follows the same strategy and construction as the terraced 
housing but with a pitched roof as opposed to mansard.”
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RC BEAM SCHEDULE

WGPLC REF

DIMENSIONS

CountD B

BM1 600 600 39

BM2 600 450 13

BM3 600 1200 1

BM4 750 1350 2

Grand total: 55

WGPLC Ref Pad Length Pad Width Pad Depth Count

PAD TYPE1 2000 2000 1200 15

PAD TYPE2 2500 2500 1200 17

PAD TYPE3 3000 2000 1800 8

PAD TYPE4 2500 2500 1800 7

PAD TYPE5 3500 3500 1800 2

PAD TYPE6 2000 2000 1800 7

PAD TYPE7 4000 2500 1200 1

PAD TYPE8 4000 3000 1200 1

PAD TYPE9 3750 2000 1200 1

PAD TYPE10 3000 2000 1200 4

PAD TYPE11 3500 3000 1200 1

PAD TYPE12 9000 8000 1800 2

PAD TYPE14 8000 6250 1800 1

WGPLC REF SECTION NAME Count

UNIVERSAL BEAM

5A UB203x133x25 4

10A UB305x165x40 42

UNIVERSAL COLUMN

AB UC152x152x30 34

RC COLUMN SCHEDULE

WGPLC REF

DIMENSIONS

CountD B

C05 500 225 213

C35 350 225 1

Grand total: 214

NOTE

ALL TRUSSES TO BE PRE-FABRICATED LIGHTWEIGHT STEEL LATTICE
TRUSSES PROVIDED BY METSEC OR SIMILAR

P01 ISSUED FOR INFORMATION01.02.19 SAF

PAD FOUNDATION SCHEDULE

Emerging structural design

Proposed 3D structural frame
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6.7 Sustainability strategy

The following summary is provided by Sol Environment and Desco. For a full 
understanding of the proposed overheating mitigation strategy please refer to the 
separate ‘BREAM Assessment’ and ‘Sustainability Checklist’ submitted alongside this 
application. 

“The proposals for the E use class building seek to achieve high standards of 
sustainable design by achieving a BREEAM Excellent rating with a targeted score 
of 75.23%. The development endeavours to promote environmental sustainability 
through land use, improved biodiversity, sustainable building practices, utilising 
clean and renewable sources of energy, designing buildings which are energy and 
water	efficient,	ensuring	good	resource	and	waste	management,	material	selection,	
responsible	sourcing	of	materials	and	reducing	the	risk	of	pollution	and	flooding	as	a	
result of the development. 

The	sustainability	of	the	development	will	be	achieved	through:

• Building design – fresh air, daylight, non-polluting materials good fabric 
performance;

• Resource	efficiency	–	less	energy	use,	low	carbon,	water	and	waste	
minimisation; and

• Healthier, safer community – green travel, communal spaces, access to local 
amenities, security of site and buildings.

Building Design

An initial Passive Design Analysis and Low Zero Carbon Feasibility Study (LZC) has 
been	carried	out	as	part	of	the	planning	process.	This	identifies	the	opportunities	for	
incorporating passive design measures such as high-performance building fabric 
with enhanced u-values to all elements, air tightness and low thermal bridging, 
maximised daylighting and passive solar gain in order to reduce the total heating and 
cooling	demand	of	the	building.	Renewable	energies	will	be	specified	in	accordance	
with the recommendations of the LZC Study to ensure clean, green energy is 
provided to the building where feasible. The LZC currently recommends the use of 
high	efficiency	photovoltaic	panels	delivering	the	building’s	electricity	together	with	
air source heat pumps to provide heating, cooling and hot water generation (part of 
tenant	fit	out).	

The project will endeavour to use materials with a low environmental impact 
(including embodied carbon) over the full life cycle of the building by careful 
selection of materials and constructions. A life cycle analysis of the building has 
been completed with option appraisals to enable the design team to understand the 
environmental impact of each decision or material selection. A more detailed life 
cycle analysis will be completed at Technical Design to review further construction 
options and their impact on the embodied carbon over the life cycle of the building.

Materials	will	be	specified	which	are	robust	and	durable	to	cater	for	their	level	of	
use and exposure. Externally the building will predominantly be faced with brick 
which	provides	a	robust	and	easily	maintainable	finish.	Materials	will	be	sourced	in	
accordance with the project sustainable procurement plan. All timber products used 
on	the	project	will	be	legally	harvested	and	traded	with	Chain	of	Custody	certification	
(e.g. FSC, PEFC). All non-timber products will be sought to be from suppliers/
manufacturers	with	Environmental	Management	System	(EMS)	certification	(e.g.	ISO	
14001, BES 6001). Where appropriate, materials will be sourced that are made and/or 
supplied locally. 

The use of materials with a high recycled content will be considered where viable 
such as crushed concrete to be used for hardcore.

Resource Efficiency

The building will be designed to minimise operational energy demand and reduce 
carbon dioxide emissions by adopting the energy hierarchy of the Be Lean - Be Clean 
- Be Green approach as set out within the London Plan to achieve a minimum overall 
35% reduction in carbon emissions over the Building Regulations Part L 2013 and 
meet the BREEAM ‘Excellent’ minimum requirements for Issue Ene01. 

The consumption of potable water for sanitary use in buildings from all sources will 
be	reduced	by	at	least	50%	over	a	baseline	building	through	the	use	of	water	efficient	
components,	including	the	specification	of	low	flush	toilets	and	low	flow	rates	for	
taps/showers. 

External landscaping and planting will be designed such that it relies solely on 
precipitation, during all seasons of the year.

Water consumption will be monitored and managed in order to encourage reductions 
in use. In order to reduce the risk of undetected leaks, a leak detection system will be 
installed on the mains water supply within the buildings and between the buildings 
and	the	utilities	meter.	Flow	control	devices	will	be	fitted	to	the	water	supply	to	each	
sanitary area to minimise water loss from leaking taps or appliances.

The proposal will aim to minimise the materials needed in construction and the 
amount	of	demolition,	excavation	and	construction	waste	to	landfill	through	the	
promotion	of	resource	efficiency	via	effective	management	and	the	reduction	of	
waste.

A pre-demolition audit will be prepared covering the existing buildings, structures 
or hard surfaces to be removed to determine if refurbishment, reuse or recycling is 
feasible. 

The ‘Waste Hierarchy’, as shown below, will be adopted to maximise the use of 
existing materials and resources and minimise waste generated which will be limited 
to	3.4m3	or	3.2tonnes	per	100m2	of	gross	internal	floor	area:

• Reduce	–	first	priority	is	to	reduce	the	amount	of	waste	produced	through	
design, construction methods and minimising over ordering 

• Re-use – any materials to be reused where feasible either on site (preferable) or 
off-site

• Recycle – where materials cannot be recycled on site, a suitable waste 
management contractor will be employed to ensure any waste which is able 
to be recycled, is recycled off-site. Suppliers with ‘take-back’ schemes will be 
selected where available

• Resource Recovery – for energy generation processes – fuel, heat and power

• Disposal – will be limited to any hazardous waste or materials which cannot be 
recycled

Waste minimisation will also be promoted during the use of the development through 
the provision of suitable recyclable and general waste storage areas. A minimum of 
2m2 per 1000m2 of NIFA will be provided for the storage of recyclable waste to the E 
use class building. 

Health and Well-being

The E use class building will be designed with the health and well-being of its 
occupants in mind. The proposed design includes generous amounts of glazing 
and	floor	to	ceiling	heights	to	ensure	areas	are	provided	with	a	uniform	and	good	
standard of natural light, as well as an adequate view out. This will reduce the 
reliance	on	artificial	lighting.

Commercial occupiers also have access to the landscaped outdoor amenity along 
the river, along with the heavily planted shrub bordered areas around the building 
itself, promoting a healthier life style and sustainable modes of travel. The E use class 
space is also proposed as affordable at 80% market rate.

The development will endeavour to provide a safe and secure place to live and 
work.	The	local	Designing	Out	Crime	Officers	have	been	consulted	and	their	
recommendations will be incorporated into the design.

Technical design
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6.8 Fire strategy

The following summary is provided by Hoare Lea. For a full understanding of the 
proposed	fire	strategy	please	refer	to	the	separate	fire	statement	submitted	alongside	
this application.

“The proposed development will follow the principles of current guidance and meet 
the functional requirements of the Building Regulations (2010).
 
Apartment buildings will adopt a ‘defend-in-place’ evacuation strategy, where only the 
occupants	of	the	apartment	of	the	fire	origin	will	evacuate	initially.	Occupants	in	other	
apartments will remain in place, separated by a high level of compartmentalisation, 
unless	advised	otherwise	by	the	fire	service.	The	standalone	office	unit	facing	Edwin	
Road will adopt a simultaneous evacuation strategy. It is proposed to provide all 
habitable areas within the residential premises in Block F with a residential sprinkler 
system,	which	should	be	designed	and	installed	in	accordance	with	BS	9251:2014.	It	
is not proposed to provide the remaining apartment buildings or dwelling houses with 
sprinkler	protection	as	they	are	below	11m	in	height.	Furthermore,	the	office	
premises are not proposed to be provided with sprinkler protection due to their size. 
The sprinkler provision to the covered car park in Block F will be assessed in detail 
during the next design stage.
 
Travel distances in a residential common corridor should be limited to 7.5m, as per 
recommendations	in	BS	9991:2015.	The	travel	distances	from	any	apartment	in	
Block F to the ventilated protected lobby door will be limited to a maximum of 7.5m 
based on the provision of a residential sprinkler system and a 1.5m2 free area natural 
shaft to provide smoke ventilation to the common corridor. The individual apartments 
in Block F are designed to adopt an protected entrance hall design. If the apartments 
do	not	achieve	the	recommendations	outlined	in	guidance,	a	fire	engineered	solution	
will be required, which may include Computational Fluid Dynamics (CFD) modelling. 
Blocks A & E are proposed to be designed as small single stair buildings as per 
standard	guidance.	The	flats	in	this	arrangement	are	designed	as	to	have	a	protected	
entrance hall. The covered car park will be designed to achieve 2.5% minimum 
aggregate free vent area on the walls of the car park, split equally across two 
opposing walls. Travel distances within the car park should be limited to 18m and 
45m for single direction and multiple directions respectively. Final exits and protected 
escape routes should be located such that these distances are maintained. The 
standalone	office	building	is	proposed	to	be	designed	as	a	small	two-storey	premises,	
with an open accommodation stair. The recommendations in guidance are largely 
adhered	to,	however	the	floor	area	of	the	first	floor	is	marginally	exceeds	the	
maximum	recommended	in	guidance.	A	fire	engineered	solution,	including	the	
provision	of	L2	automatic	fire	detection	and	alarm	system	and	limited	travel	
distances	of	27m	and	18m	on	the	Ground	floor	and	First	floor	respectively	is	
proposed	to	justify	the	increase	in	floor	area.	This	is	subject	to	discussion	and	
approval with the Statutory Authorities. As Blocks F, A & E in the proposed 
development are more than 5m but less than 18m in height loadbearing elements of 
structure	are	required	to	achieve	60	minutes	fire	resistance.	Every	wall	separating	
individual	dwelling	houses	should	be	separated	by	60	minutes	fire	resistance.
 
The	office	building	is	less	than	5m	in	height,	therefore	the	loadbearing	elements	of	
structure	are	required	to	achieve	30	minutes	fire	resistance.	Initial	assessment	of	the	
external	fire	spread	conditions	of	the	proposed	development	appears	to	satisfy	the	
necessary conditions. Where protection is required on external façades the protection 
should	achieve	the	same	fire	resistance	as	the	elements	of	structure.	Façades	that	
are	adjacent	to	the	site	boundary	should	be	constructed	of	fire	resisting	material	
achieving the same resistance as the elements of structure.
 
The buildings do not have a storey that exceeds 18m in height. Either the external 
walls should satisfy the performance criteria described in BRE report BR135 or the 
external wall surface should be in accordance with Diagram 40 of Approved 

6.9 Cleaning & maintenance

The current proposal is for all windows and doors to be cleaned from ground or 
podium level via long reach pole, or cleaned by residents from the inside via balconies 
or tilt and turn openings. The maximum height of the buildings is below 25 meters, 
well inside the reach of a long reach pole system. 

In Building F large 13 person lifts are provided to facilitate plant replacement. Safe 
access	is	provided	into	the	pitched	roof	of	the	taller	building	via	a	stair	and	coffin	
style hatch. 

The health and safety aspects of maintaining the building will be planned to ensure 
the	risks	involved	are	managed	from	start	to	finish	and	this	information	is	
communicated effectively to those who need to know. 

Example of long reach pole system

Document	B	(Figure	17	of	BS9991:	2015)	for	surface	spread	of	fame	classification.	In	
addition, cavity barriers in any external wall cavity are required in accordance with 
Section 9 of the Approved Document.
 
In practice, it may be necessary for external surfaces to achieve a Class 0 (National 
Classification)	or	Class	B-s3,	d2	or	better	(European	Classification)	surface	spread	of	
fame	classification	to	avoid	the	walls	contributing	to	the	space	separation	
(unprotected areas) calculations. As Block F is less than 18m in height it is not 
proposed	to	install	a	firefighting	shaft,	but	to	install	a	dry	rising	fire	main	in	each	of	
the	staircases	in	Block	F	as	to	ensure	all	points	on	the	floor	plates	are	within	45m,	on	
a route suitable for laying hose.
 
Where dry riser inlets are provided, the Fire Service should have access within 18m 
and sight of the inlet port.
 
Blocks	A	&	E,	the	car	park,	dwelling	houses	and	the	standalone	office	building	are	
proposed	to	be	accessible	by	emergency	service	vehicles.	All	points	on	the	floor	
plates of the respective buildings should be maintained within 45m of pump 
appliance	access	or	provide	sufficient	perimeter	access.	Existing	hydrants	should	be	
available within 100m of the buildings or alternatively new ones should be provided 
within 90m of the development and located not more than 90m apart.”
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Example CadnaA Acoustic modelling software

6.10 Acoustics

The following summary is provided by Paragon Acoustic Consultants Ltd. For a full 
understanding of the acoustics please refer to the separate acoustic reports 
‘Environmental Noise Survey and Limiting Noise Levels’ and ‘Environmental Noise 
Assessment’ submitted alongside this application.
 
“Environmental noise surveys have been undertaken at the site to assess the noise 
climate around the proposed development due to transportation noise sources that 
include	events	such	as	train	noise,	neighbouring	uses,	aircraft	overflights	and	
vehicular	traffic.
 
Using the noise data acquired at the site an acoustic 3D model has been produced to 
allow	quantification	of	the	noise	impinging	on	the	façades	of	all	proposed	properties.	
 
Internal noise criteria for the proposed dwellings has been established based on 
sources of guidance such as World Health Organisation (WHO) document “Guidelines 
for	Community	Noise”	and	BS	8233:2014:	“Guidance	on	sound	insulation	and	noise	
reduction for buildings” both for the daytime and the night-time periods. 
 
Using the predictions of noise impinging on the façades of proposed dwellings the 
broadband façade and glazing acoustic performance has been established for living 
areas and bedroom areas. In addition, the LAFmax events of transient noise during 
the night have been considered.
 
In addition to the background noise levels impacting on the proposed development 
an assessment has been made of limiting noise levels that will be required for any 
new mechanical plant associated with the proposed site so as to protect the amenity 
of existing residential dwellings in the vicinity.”
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7.1 Access principles

An inclusive environment considers people’s diversity, having the capacity to break 
down barriers and mitigate exclusion. Moreover, inclusive environments often achieve 
superior	solutions	that	are	of	benefit	to	everyone.	

This section consists of the Access Statement that relates to the proposals for the 
Greggs Bakery site and supports the drawings prepared for this planning scheme. 
The aim is to provide a clear description of how the users of the proposed 
development will access, and be guided through the building and the site, without 
discrimination or limitation.

It considers, but is not limited to, the access and circulation needs of a wide range of 
people including parents with children, the elderly and the disabled.

The	term	‘inclusive	design’	relates	as	much	to	the	design	process	as	to	the	final	
product and just as equally to management, operation and information, bonding user 
experience with professional expertise. An Access Statement is work in progress and 
as such evolves throughout the design and construction period. This Access section 
deals with the design, up to planning, and the aspirations of the design for its 
development	and	final	realisation	through	the	construction	process.

13	of	the	residential	dwellings	have	been	identified	as	Wheelchair	M4(3)	dwellings	in	
accordance with the requirement of a 10% provision (4 of these are three-bedroom 
houses	along	the	mews	street;	the	other	9	are	apartments	at	a	variety	of	floor	levels).	
All	accessible	apartments	at	first	floor	and	above	are	served	by	two	lifts.			These	units	
are	designed	specifically	for	ease	of	use	for	visually	impaired,	ambulant	disabled	and	
wheelchair bound residents, and provide a balanced mix of unit sizes and tenure.

7.2 Legislation, standards & guidance

Policies, legislation and guidance followed in the preparation of the Access 
Statement:

• London Borough of Richmond upon Thames planning policies on inclusive 
design and access and relevant housing policies including Design for maximum 
access (1999)

• Building Regulations, Approved Documents M 2015 and K 2013 (hereafter 
referred to as AD M and AD K)

• Part	B/BS	9999:2017

• The London Plan 2021

• Supplementary Planning Guidance 

• Technical Housing Standards- Nationally Described Space Standard March 2015

• Requirements and implications of the Equality Act 2010 

• British	Standards	BS	8300-1:2018,	BS	8300-2:2018,	BS	EN	81-70:2018

• CIBSE standards A3.1 - 7

• The Human Rights Act 1998

• Equality Act 2010

7.3 Consultation

A two-day public exhibition was held at the Crane Community Centre (3rd December 
2018) and the Twickenham United Reformed Church (5th December 2018). Members 
of the design team were present to discuss the proposals and answer any questions. 
This included both the architectural team and transport consultant who were able to 
advise on access requirements.

Across both days, 105 residents, stakeholders and interested parties attended. The 
scheme presented was a mixture of 118 private and affordable houses and 
apartments, including 52 three bed houses and 66 apartments. It included many of 
the	features	presented	in	the	final	design	such	as	a	shared	surface	approach	and	the	
same access points.

A more recent public consultation of the revised scheme was held at the Twickenham 
United Reformed Church as detailed earlier in this report (19th March 2022). 71 local 
residents, stakeholders and interested parties attended.

The access arrangements were generally well received with provision for lifts, 
accessible/adaptable	houses	and	flats,	and	a	step	free	approach	to	all	buildings	were	
highlighted as positive. It was also mentioned that the move from an industrial use 
on	the	site	to	residential	with	a	commercial	element	will	improve	the	traffic	issues	
within the area.

Some	concern	was	raised	on	the	traffic	entrance	points	at	Edwin	Road	and	Crane	
Road	and	the	potential	for	conflict	with	pedestrians.	These	have	since	been	reviewed	
by our transport consultant and amendments have been made to ensure adequate 
visibility splays and sense of pedestrian priority including one way shared surface 
street	system	and	changes	in	surface	textures	to	encourage	traffic	calming.
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The development is easily accessible by foot, cycle, public transport and car.

Pedestrian approach 

Located at the site of the now disused Greggs Bakery in Twickenham, the proposed 
scheme borders the River Crane and sits south of Craneford Way Recreation Ground; 
it forms a backland vacant industrial site behind houses on Crane Road, Gould Road 
and Norcutt Road. 
 
The mixed-use scheme is composed of three character areas, with an entrance 
building and mews houses along a shared-surface avenue, leading to apartment 
buildings	of	three	-	five	storeys.	Site	access	is	maintained	from	existing	access	
points, one from the junction of Crane Road and Gould Road, the other along 
the street frontage at Edwin Road. This principle allows for the creation of a new 
neighbourhood street, along which the 51 mews houses are aligned, providing 
individual street-level residential entrances and passive security along the proposal’s 
principle	entrance,	with	a	small	E	use	class	unit	benefiting	from	direct	access	off	
Edwin Road. 
 
To the north of the site alongside the River Crane residential, entrances are located 
at the bases of Buildings E and F in prominent and obvious locations. The proposals 
include residents’ cycle and refuse stores, located adjacent to cores. 

The site is well served by good footpath connectivity to the The Green, Twickenham 
Railway Station and Twickenham Centre. In addition to a range of public transport 
options, the site is also within walking distance of several local amenities and 
services, thus reducing the need for residents to travel by private car. The southern 
entry treatment and kerb radii will allow for the footway on Edwin Road to continue 
across	the	access	with	pedestrians	holding	right	of	way	over	vehicle	traffic	in	the	site,	
particularly	on	the	access	or	egress.	In	this	respect,	the	proposed	configuration	of	the	
southern access will act more as a crossover than a formal junction.

Public transport

The site has PTAL rating of 2/3. Strawberry Hill Railway station is located 
approximately 950 metres to the south of the site (directly accessible by foot) on 
the South Western line serving destinations on the Kingston Loop and Shepperton 
Branch. Situated close by, 1.2km to the north east is Twickenham station, also 
serving the Hounslow loop. Through these two stations, Hounslow, Kingston, 
Twickenham, Clapham Junction, Wimbledon, Vauxhall, and Waterloo, among others, 
can be reached directly. 

The nearest bus stops to the site are located on both sides of Twickenham Green 
(circa 4- 6 minute walk) which provide frequent services (every 10-13 minutes) to 
Heathrow Terminal 5, Hounslow, Richmond, Hammersmith, Hampton and Staines. 

Vehicular access

There	are	currently	two	vehicular	access	points	to	the	site:	one	to	the	south	from	
Edwin Road and one to the north from the corner of Gould Road and Crane Road. 
The former was primarily used to accommodate larger operational HGVs associated 
with the sites former industrial use and the latter generally used for staff and visitor 
parking.

The proposed scheme retains the two existing access points in broadly the same 
locations,	however	these	would	be	connected	through	a	vehicular	link	allowing	traffic	
to pass through the site. The link is expected to be a two-way access; but given the 
low speeds and residential nature of the site, a less formal shared-surface street 
scene is proposed as opposed to a full suite of formal road markings and signage.

The northern access will lead directly to an area of formal car parking and 
landscaping for residents within apartment type dwellings which are planned to the 
north of the site. The southern access will open onto a north-south orientated mews 
with a mix of driveway and garage parking serving the respective dwellings.

The scheme provides a total of 101 car parking spaces, ten of which are accessible, 
achieving 10% accessible provision of the car parking spaces provided. Four of these 
are located on the drive-way of the accessible houses, two are located below the 
podium and the other four are located within the public realm. These will be allocated 
to the accessible/adaptable apartments as required. One additional accessible 
parking space for staff of the commercial unit is provided behind the commercial 
unit.

Emergency vehicles and refuse vehicles

The scheme has been tracked by the transport consultant to ensure safe movement 
for	a	refuse	and	fire	tender	vehicle	through	the	scheme.	Entrances	have	been	
reviewed to ensure adequate splays are provided when turning into the site. The 
schemes design incorporates a through route which means large vehicles are not 
required	to	turn	on	site	and	perform	difficult	manoeuvres.	This	increases	the	sites	
usability	and	safety.	Further,	the	landscaping	design	has	incorporated	traffic	calming	
features such as the planting elements in the north of the scheme which create a 
gentle zig-zag in the road, forcing drivers of large vehicles to take extra care and drive 
slowly through the site.

Public realm

The public realm will be accessible to all as part of an inclusive design philosophy. 
Users with disabilities are not segregated and are able to move through the public 
realm and the buildings. They will use the same entrance, corridors and rooms as 
everyone else without detour.

Entrances

The entrances to all buildings and apartments have been designed and located in 
such a manner as to make them obvious and easily accessible from the public realm. 
This is the same for disabled access.

The main residential lobby entrances are designed to provide level access from the 
public realm, as required by Part M, with a clear open space in front of the doors. This 
accessible approach leads to a level entry threshold and to the internal lobby. A slip 
resistant material for this walkway will be provided. The routes to the entrance, from 
the public footpath, will be well lit. A similar approach is applied to the entrances of all 
non-residential uses.

Recessed doorways and timber panelling is used to denote entrances to the 
mews houses, with principle entrances to apartment buildings featuring recessed 
doorways. These easily read openings are designed to be obvious on the elevation to 
ensure	they	are	easy	to	find	and	are	further	highlighted	by	landscaping.	The	reception	
aesthetic is separated from the main body of the building by the use of contrasting 
materials,	making	identification	easier	for	the	visually	impaired.

Hard and soft landscaping

The hard and soft landscape design is based on a strategy to ensure ease of long-
term maintenance and management. Practical considerations will include the use 
of	durable,	non-slip	hard	landscape	materials,	benefiting	not	only	disabled,	but	older	
people and children too.

The provision of direct routes between well-used locations, the utilising of the 

adjacent River Crane as an amenity for a riverside walk with regular placement 
of seating and resting points, the use of quality tactile and textured surfaces, 
contrasting colours, appropriate lighting and signage, will be utilised to aid navigation 
around the site. Visual clutter and obstructions will be minimised, where possible.
See the Landscape section of this document for all details regarding hard and soft 
landscaping materials and design.

Surface materials

The entire public realm will be accessible as a shared surface with the pavement 
textures selected in order to balance the needs of wheelchair users (who require a 
low resistant surface) with the needs of crutch and stick users (who require more 
purchase during wet weather).

The key principles for the palette of considered surface materials will include the 
following:
• A visual contrast in colour between the pedestrian and vehicular access

• Tactile	paving	defining	pedestrian	and	vehicular	areas

• Surfacing	designed	to	aid	way-finding

Surface textures

Manual wheelchairs require smoother surfaces to move across. The more tactile the 
surface, the harder it is for the user. Counter to this is the need for ambulant disabled 
people to gain some purchase for their sticks or crutches. Where footpaths and road 
surfaces	are	flush,	careful	consideration	of	the	transition	between	the	two	needs	to	
take	place,	as	flush	transitions	cause	guide	dogs	difficulty	in	sensing	the	change	in	
condition. 

Width/gradient to footways

Pedestrian routes will follow desire lines as much as possible; street furniture such 
as directional signs, lighting and seating will be located just off the perimeter of the 
access routes to minimise obstructions. All signage will be colour contrasted. 

Where required, ramps have been used in favour of steps when changes in level 
are required, avoiding segregation of users with disabilities and allowing access 
for wheeled vehicles. All external ramps within the public realm are of a gradient no 
steeper	than	1:30.

Landings will be provided along all long lengths of steps or ramps to allow resting 
points. Hand rails are provided to all ramps and steps where required to provide 
support	and	guidance.	They	will:	be	colour-contrasted	to	make	them	easily	visible;	
be easy and comfortable to grip without sharp or protruding edges; be located at the 
correct height (900mm); and extend 300mm, in line with building regulations.

Cross falls to footpaths

Cross falls are important on footpaths to move standing water to the edges, stopping 
ice from forming on cold days. The need for this surface drainage must be balanced 
with	the	difficulty	a	manual	operated	wheelchair	has	moving	across	a	cross	fall.	
The design of the footpaths around the site have minimal cross fall to balance both 
needs.

External street lighting & CCTV

A balanced level of lighting has been considered. This will be designed to avoid 
strong contrasting pools of light and silhouette and be sensitive to the site’s proximity 
to the River Crane. The lighting design will assist access, improve security, be of a 
safe and comfortable illumination levels, and comply with SBD guidance received and 
so as not to disturb or negatively affect wildlife.

7.4 Access philosophy
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7.5 Building environment

The buildings are set within a landscaped environment at street level. There is a level 
change across the site of approximately 650mm from the highest point at the Edwin 
Road entrance to the lowest point at the River Crane riverside, 189m to the North. 
This	will	be	accommodated	at	street	level	by	stepping	the	first	four	houses	closest	to	
Edwin Road to adjust to the levels across the site, and using ramps of very shallow 
gradients integrated into the landscape design. A level threshold is provided to the 
commercial units.
 
Level access is provided to all residential apartments and each building has its own 
entrance with level access from the street. Podium and roof level external amenity 
space is provided, which is only accessible by residents. The podium will include hard 
and soft landscaped environments that are fully accessible. Level access is provided 
to the podium. 
 

Routes across the site will be lit in accordance with BS 5489 and CIBSE Standards, 
subject to planning. The spread of light will be even and the lamp type chosen will 
provide a light with good colour rendering properties. Timing controls will be 
introduced to allow the switching off of certain parts of the lighting at key times to 
save energy and discourage use at night close to residential areas. Key entrances to 
the buildings will remain illuminated. 

All	open	spaces	on	upper	floors	such	as	the	podium	and	other	accessible	areas	
within	the	development	will	be	illuminated	at	low	levels	at	the	appropriate	lux	figure	
for their contextual setting.

Access to roof terraces and podium amenity

Building F is provided with lifts and has direct level access to a communal roof 
terrace	at	third	floor	level	suitable	for	disabled	occupants.	Selected	apartments	have	
direct	level	access	to	the	podium	at	first	floor	in	Building	F.
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7.6 Building & structures

7.6.1 Materials

The	proposed	materials	have	been	specified	in	accordance	with	Approved	Document	
M	of	the	Building	Regulations	to	contrast	tonally	with	the	ground	finishes,	enabling	
people with visual impairments to identify building boundaries.

7.6.2 Construction

The design follows a simple concept based on the clarity of the overall structure of 
the building. Slab levels have been set to ensure that the structure will not impose 
restraints upon individuals using and moving through the building, including ensuring 
obstructions are avoided in pedestrian/common areas and that level access can be 
provided throughout.

7.6.3 Internal floor surfaces

The	floor	finishes	will	contrast	tonally	with	the	walls	and	will	be	of	a	non-slip	material.	
Finishes will be contrasting in the vertical and horizontal situations. Floor surfaces 
will not be overly resistant to wheelchair users, but will aid crutch users in gaining 
purchase.	As	well	as	this,	floor	finishes	will	be	of	a	robust	and	durable	nature.

7.6.4 Entrances

Each building provides a correct transition from outer spaces to inner spaces to all 
users. The approach to the buildings will be well lit and obvious. Covered entrances 
are provided in accordance with building regulations M4(2) and M4(3).

7.6.5 Transition to internal

The	entrances	will	be	designed	so	as	to	be	easily	identifiable,	and	the	frames	will	
be of a strong tone or colour to visually separate them from the surroundings. 
Entrances will be appropriately lit. The main entrance doors are designed to comply 
with relevant legislation in terms of minimum width opening and closing and the 
thresholds will be level.

7.6.6 Opening windows & projections on public routes

Obstructions at head height can be dangerous to the visually impaired. All opening 
windows and projections have been minimised within the design. Where they can’t be 
removed	completely,	vegetation	has	been	provided	at	ground	floor	to	distance	people	
from locations where there are any outward opening windows. Where possible, 
outward	swinging	doors	are	avoided	and,	where	required	due	to	fire	escapes,	they	will	
be clearly demarcated. 

7.6.7 Steps & ramps

All steps, stairs and ramps have been designed to comply with Approved Document 
M	2015	and	BS	8300:2009.	This	includes	tread,	risers,	handrails,	lighting	and	nosings.

7.6.8 Door design

All doors of the scheme, both manually operated or automated, are compliant with 
Approved	Document	M	2015	and	BS	8300:2018	according	to	different	uses	and	
users	of	the	buildings,	specifically	in	relation	to	vision	panels,	weight,	colour,	door	
ironmongery and materials.

To meet the requirements of Approved Document M, door closer tensions will be set 
to a maximum of 20N. The clear opening widths of all doors in common areas are 
a minimum of 850mm and there will always be 300mm nib on the leading edge of a 
door.

7.6.9 Movement within buildings

This key subsection relates to the internal circulation within each building, 
considering	specific	needs	of	disabled	people.

The buildings are accessed via horizontal corridors. Vertical circulation is via lifts in 
the cores and ambulant disabled stairs.

Provision of lifts:

All lifts, in all buildings, are designed to comply with Approved Document M and BS 
8300:2018,	including:	size,	internal	materials,	door	opening	width,	and	operating	
apparatus.

Stairs:

Stairs	comply	with	Approved	Document	M	and	BS	8300:2018	in	terms	of	widths,	
treads,	risers,	hand	rails,	nosings,	top	and	bottom	surfaces,	landings	and	finishes.

They	have	also	been	designed	for	ambulant	disabled,	including	the	fire	escape	stairs.

Corridor and lobby design:

All	corridors	within	the	buildings	comply	according	with	their	specific	uses	and	with	
Approved Document M in terms of size, lighting, materials, signings, doors and 
colours.

There are no changes in level to any corridors and width is consistent. Vision panels 
in corridor doors will be designed to allow people both seated or standing to be seen.

Pull	handles	will	only	be	fitted	on	the	pull	side	of	doors	and	fingerplates	will	be	fitted	
on	the	push	side.	This	assists	all	users,	but	especially	people	with	learning	difficulties	
and	people	with	visual	impairments.	Handles	will	not	extend	down	to	floor	level	since	
this type of handle can become caught in the wheels or footplates of a wheelchair.
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7.7 Means of escape 7.8 Signs & wayfinding

7.7.1 Design for independent means of escape

All features and materials comply with Approved Document B (2018). In addition, a 
management plan will be prepared for the evacuation of the buildings together with 
the preparation of a Personal Egress Emergency Plan.

With	residential	buildings	it	is	encouraged	that,	in	the	case	of	fire,	inhabitants	stay	in	
their	apartments.	Each	apartment	has	a	60	minute	fire	rated	compartment	
surrounding	it,	to	ensure	that	residents	are	protected	from	the	source	of	the	fire.	
Sprinklers are also provided to all residential units in buildings F. 

7.7.2 Facilities for physical evacuation

The escape routes, horizontal and vertical, meet the minimum widths to comply with 
ambulant disabled requirements. Escape stairs meet ambulant disabled goings and 
risings.	At	upper	residential	levels	no	refuge	has	been	allowed	for,	as	the	fire	strategy	
is	for	people	to	remain	in	their	apartments	while	the	fire	brigade	deal	with	the	fire.

Together with the Fire Alarm System and the Personal Egress Emergency Plan, the 
buildings are designed to provide, according with their different uses, safe evacuation 
routes in the case of emergencies.

7.8.1 External signage

The signage strategy for the development will follow good practice guidelines, such 
as the “Sign Design Guide”. All signage will be designed for those with learning 
difficulties	or	visual	impairments.

7.8.2 Internal signage

All the buildings according to their uses are designed to enable clear signposting and 
a messaging system complying with the Sign Design Society Guidance.

All internal signs to communal areas will be clear, with contrasting symbols to help 
the visually impaired. All signage will be located in obvious locations and will be 
well-lit.

7.8.3 The use of differing tactile materials

A palette of tactile handrails/support rails showing directions of travel to the nearest 
fire	exit	has	been	considered	through	the	design	of	each	building.

7.8.4 The layout of the buildings

The clear layout of each building, generally arranged with a sequence of entrance/
lobby/lift/stair core/corridors, allows a simple circulation throughout and between 
the	floors.	The	massing	of	each	Building	has	been	designed	to	be	distinguishable	and	
readable, with shapes that provide an easy indication to distinguish different uses 
within the site.
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7.9 Accessible & adaptable dwellings

7.10.3 Car parking & drop-off

Parking space

Disabled parking bays are located close to the entrance to the lift cores and M4(3) 
dwelling houses and have a minimum clear access zone of 1200mm to one side. The 
access to the lift is step free and the parking spaces are level with a suitable ground 
surface.

Drop-off point

Drop off points are located close to the principle communal entrance in building F 
and E, are level and have a suitable ground surface.

7.10.4 Communal entrance

Principal communal entrances

The principle communal entrance has a level landing 1500mm x 1500mm directly 
outside and clear of any door swing. This will be covered to a minimum of 1200mm 
width and 900mm depth. Lighting will use fully diffused luminaires that are activated 
automatically by a dusk to dawn timer or a motion detector. The entrance door 
(including double doors) has a minimum clear opening width of 850mm, and a 
300mm nib is provided to the leading edge of the door, in accordance with diagram 
2.2.	Door	entry	controls	will	be	mounted	900-1000mm	above	finished	ground	level,	
and at least 300mm away from any projecting corner. 

Other communal doors

All other communal doors have a minimum clear opening width of 850mm, and a 
300mm nib will be provided to the leading edge of the door, in accordance with 
diagram	2.2.	Door	entry	controls	will	be	mounted	900-1000mm	above	finished	
ground level, and at least 300mm away from any projecting corner.

7.10.5 Communal lifts & stairs

Communal lifts

Lifts are provided to all apartment buildings with a minimum car size of 1100mm 
wide and 1400mm deep. Each lift has a clear landing of at least 1,500mm x 1,500mm 
directly	in	front	of	the	lift	door	at	every	floor	level,	a	door	clear	opening	width	of	at	
least	800mm	and	meet	BS	EN	81-70:2018.	Landing	and	car	controls	will	be	900-
1200mm	above	the	car	floor	and	a	minimum	of	400mm	from	the	inside	of	the	front	
wall. 

Communal stairs

Each apartment building is served by 1 communal stair core which meets the 
requirements of Approved Document K for a general access stair. 

7.10.6 Private entrances

Principal private entrance and alternative entrance

The principle private entrance to each apartment will have a level landing 1200mm x 
1200mm directly outside. This will be covered to a minimum of 900mm width and 
600mm depth. Lighting will use fully diffused luminaires that are activated 
automatically by a dusk to dawn timer or a motion detector. The entrance door 
(including double doors) has a minimum clear opening width of 850mm, and a 
300mm nib is provided to the leading edge of the door, in accordance with diagram 
2.2.

Other external doors

All other doors connected to the dwelling will have a minimum clear opening width of 
850mm and a 300mm nib is provided to the leading edge of the door, in accordance 
with diagram 2.2. 

In accordance with the Draft London Plan (2021), 90% of the new dwellings proposed 
are M4(2) compliant. The remaining 10% will be M4(3) compliant. The following 
section demonstrates compliance with the criteria set out by M4(2). 

7.10 Part M4(2) compliance

M4(2) Section 2A: Approach to the Dwelling

7.10.1 Approach routes

General

The approach route to all dwellings is level, gently sloping or ramped where 
necessary. Communal parts of the approach route (except communal stairs) have a 
minimum clear width of 1200mm. All parts of the external approach routes will have 
a suitable ground surface.

External and internal ramps forming part of an approach route

All ramps comply with diagram 2.1, have a top and bottom landing of the minimum 
width required and have a clear width of at least 1200mm.

7.10.2 External steps forming part of an escape route

All external steps will be uniform with a rise of between 150mm and 170mm, a going 
of between 280mm and 425mm, and a minimum clear width of 900mm. Landings 
are provided where required and are of the size required. Graspable handrails are 
provided	to	every	flight	of	three	or	more	risers	and	these	extend	beyond	the	top	and	
bottom nosing of the steps. 
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7.10.7 Circulation areas & doorways

Door and hall widths

The minimum clear width of every hall or landing is 900mm. Localised obstructions 
will not occur opposite or close to a doorway and the corridor will not be reduced 
below 750mm width at any point. The clear opening widths will conform to those set 
by Approved Document M and a 300mm nib will be provided to the leading edge of 
every door within the entrance storey.

Private stairs and changes of level within the dwelling

Access to all rooms and facilities within the entrance storey will be step-free, with 
no level changes. The stair from the entrance storey to the storey above will have a 
minimum clear width of 850mm when measured above the pitch line of the treads. 
All stairs meet the provisions of Approved Document K for private stairs.

7.10.8 Habitable rooms

Living, kitchen and dining areas

There is a living area within the entrance storey of all units (which maybe a living 
room, dining room or a combined kitchen dining room). A minimum of 1200mm clear 
space is provided in front and between all kitchen units and appliances.

Bedrooms

Every bedroom has a clear access route, minimum of 750mm wide from the doorway 
to the window, and at least one double bedroom will provide a clear access zone 
a minimum of 750mm wide to both sides and the foot of the bed. Other double 
bedrooms have a clear access zone a minimum of 750mm wide to one side and the 
foot of the bed.

7.10.9 Sanitary facilities

General provisions

All walls, ducts and boxing to the WC/Cloakroom, bathroom and shower rooms will 
be strong enough to support adaptations that could impose a load of up to 1.5N/m2.

WC facilities on the entrance storey

Every dwelling will have a room that provides a WC and basin on the entrance storey. 
In two storey dwellings, with one or two bedrooms, the WC meets the provisions of 
diagram 1.3 and the basin does not impede access to the WC.

In two storey dwellings with three bedrooms, the room with the WC and basin 
provides a potential level access shower.

The door to the WC will open outwards.

Bathrooms

Every dwelling has a bathroom that contains a WC, a basin and a bath, that is located 
on	the	same	floor	as	the	double	bedroom	described	as	the	principle	bedroom	above.	

7.10.10 Services & controls

Consumer units will be mounted so that the switches are between 1350mm and 
1450mm	above	floor	level.	Switches,	sockets	and	controls	will	have	their	centre	line	
between	450mm	and	1200mm	above	floor	level	and	a	minimum	of	300mm	from	an	
inside corner.

The handle to at least one window in the principle living area is located between 
450mm	and	1200mm,	or	a	remote	opening	device	will	be	fitted.	Handles	to	other	
windows	will	be	located	between	450mm	and	1400mm	above	floor	level	or	a	remote	
opening	device	will	be	fitted.

Boiler controller will be mounted in an accessible location between 900mm - 
1200mm	above	finished	floor	level.
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7.11 Part M4(3) compliance

M4 (3) Wheelchair User Dwellings

10% of the residential dwellings will comply with the requirements of Approved 
Document Part M4(3) of the Building Regulations.

The	following	section	covers	the	specific	requirements	of	M4(3).

Storage

Each wheelchair dwelling layout provides a wheelchair storage (1,100mm x 
1,700mm) and transfer space with a clear width of at least 1,200mm. Storage is 
provided in accordance with the minimum areas given. The M4(3) units that are 
multi-story	dwellings	are	designed	to	allow	for	provisional	through	floor	lifting	
devices. 

Living, kitchen and dining area

All apartments are single storey therefore the principal living area is on the entrance 
storey.	The	minimum	internal	floor	area	of	the	living	room,	dining	room	and	kitchen	
meets	the	figures	in	table	3.2.	The	glazing	system	features	a	transom	that	is	no	
higher	than	850mm	above	floor	level.

Each wheelchair dwelling features an open plan living, dining and kitchen 
arrangement and the kitchen has a clear access zone of 1,500mm in front and 
between all unit and appliances.

The (adaptable) dwellings have worktop runs in accordance with table 3.3 and the 
layouts demonstrate how the kitchen could be easily adapted to meet the provisions 
of	wheelchair	accessible	requirements	at	a	future	date	without	significant	structural	
alterations or impact upon the rest of the dwelling. 

The accessible dwellings have the full run of worktops required, as stated in table 3.4. 
The worktop incorporates a 2200mm minimum continuous section which includes a 
combined sink, drainer unit and hob. This section is either a height adjustable 
worktop	or	a	fixed	section	capable	of	being	fixed	at	various	heights	as	required.

Bedrooms

Every bedroom provides a 1000mm wide clear access route from the doorway to the 
window. Every bedroom has a 1,200mm x 1,200mm manoeuvring space inside the 
doorway, clear of the bed and closed door. The principal double bedroom has a 
minimum	floor	area	of	at	least	13.5	sq	m	and	a	minimum	width	of	at	least	3m.	The	
principal bedroom also has a clear access zone 1,000mm wide to both sides and the 
foot of the bed and 1,200mm x 1,200mm manoeuvring spaces on both sides of the 
bed.

Every	other	double	bedroom	has	a	minimum	floor	area	of	at	least	12.5	sq	m,	a	
minimum width of 3m and a 1,000mm clearance zone to one side of the bed and in 
front	of	all	furniture.	Every	other	single	bedroom	has	a	minimum	floor	area	of	at	least	
8.5 sq m, a minimum width of 2.4m and a 1,000mm clearance zone to one side of the 
bed and in front of all furniture.

Ground	floor	M4(3)	house	type	and	apartment	locations

Typical	floor	M4(3)	house	type	and	apartment	locations
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Sanitary facilities

All wheelchair dwellings meet the requirements of table 3.5.

Every wheelchair dwellings provides a wet room on the entrance storey which 
contains a WC, wash hand basin and installed level access shower and features an 
outward opening door.

The (adaptable) dwellings have bathrooms which comply with diagram 3.10 and can 
be easily adapted in future to become wheelchair accessible.

The (accessible) dwellings have bathrooms which comply with diagram 3.11.

All 2 and 3 bedroom apartments have a compliant bathroom and a separate 
compliant en-suite for the master bedroom, with outward opening doors.

All principle bathrooms and en-suites provide a minimum 1500mm clear wheelchair 
turning circle. This applies to both adaptable and accessible units.
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