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Royal Wharf Phase 02 (formally Minoco Wharf) is a residential led mixed
use scheme in the heart of the London Borough of Newham. The project
represents a second phase of development of the planning-approved 2012
Minoco outline masterplan (reference 11/00856/0OUT) and proposes a
significant opportunity to provide new family housing alongside small scale
commercial and retail uses providing for the housing and amenity needs of

the local community.

Submitted in September 2014, this document forms the design and access
statement of the reserved matters planning application for building plots
coming forward as a second phase of development within the masterplan

consent; known as Plots 11, 12, 15, 16 and 22.

The project is a stepping stone between the previously consented residential
led development known as Royal Wharf Phase 01 and the scheme moving
west from the Phase 01 consent. Proposals for Plots 11, 12, 15, 16 and 22
aim to build on the momentum already established in the area by the first

phase detailed works.

This report summarises the design and access audit process undertaken
when developing proposals for this key site. It records development of

the building proposals from their initial concepts at masterplanning stage,
through their relationship to the Royal Wharf masterplan design code and
leads onto detailed design proposals; submitted for each plot as part of this

reserved matters application.

In addition, this report records the process of design review panel (DRP)
consultation and subsequent resulting design development undertaken for
Plots 11, 12, 15, 16 and 22, as recommended by the DRP. The outcome

of the review process has had a positive effect on each plot design with the
amended scheme providing greater consideration to a wider range of issues,

sensitivities and opportunities particular to the locality.

EXECUTIVE SUMMARY .

The comprehensive development of Plots 11, 12, 15, 16 and 22 will

include new homes in a mixture of 1, 2, 3 and 4 bedroom apartments and
townhouses, (C3); alongside retail floorspace (A1), financial and professional
floorspace (A2), hot food / take away floorspace (A3 and A5), pub and

restaurant floorspace (A4) and employment uses (B1).

New elements of public realm including, a riverside park and walk, external
hardscaping and paving with an interface to the consented Phase 01
development works will stand alongside large areas of private courtyards and

semi private open space.

Royal Wharf seeks to be an exemplary residential development. The design
strategy aspires to realise the full potential of this unique site, benefiting from
its location in the heart of the London Borough of Newhams Royal Docks,

and providing a new district of growth; thus achieving a vision of an attractive

and sustainable development within which to live, work and play.



Facade Concept Design Sketch Plot 22
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Royal Wharf will be an exemplary landmark development. In addition to
the masterplan vision as a whole, the design strategy for Plots 11, 12, 15,
16 and 22, aspires to realise the full potential of this unique opportunity,
which combines a large site in single ownership next to the River Thames,

benefitting from views to the Thames Barrier, Canary Wharf and the

Millennium Dome, to be an attractive place in Newham to live, work and play.

Achieving this goal requires the clear and carefully considered integration of
well-designed, high quality residential buildings, both house typologies and
apartments alongside business workspace, local retail and a wide range of

diverse community uses.

A desire to create special places summarises the team’s approach for the
Royal Wharf masterplan. We aspire to create neighbourhoods where work,

leisure and home life all come together.

The proposed concept focuses on family living and places shaped by building
edges to make a high quality residential setting protected from the scale

and hustle of neighbouring roads and public transport routes. The sensitive
deployment of materials and landscape will enhance the sense of place and
allow attractive private outdoor spaces creating a place where people feel
they can belong within a wider contextual setting framed by famous London

landmarks and city parks.

The scheme proposals also aim to build upon and engage with existing and
future designs for neighbouring sites; while also generating a successful
individual and site specific urban strategy. This will be achieved by learning
from significant examples of urban development, both historical and

contemporary from within London and from further afield.

INTRODUCTION .

The design proposals comprise a rich variety of architectural elevations,
unified through a common material and detail language to emulate the range
of textures and materials historically present in London. Each building’s
aesthetic, materials and design language draws on the consented parameter
plans of the Royal Wharf outline permission and design code as well as the

immediate context of the detail consented Phase 01 proposals.

Within each plot a number of distinct elevations are proposed, each
connected at ground level either by landscaping or an architecturally detailed
junction. This ensures that an articulate plot massing, which is respecitful to
the adjacent context and maintains the range of elevation scales required for

the plot, is achieved in balance.

This design and access statement may be read alongside the Minoco
Masterplan Design and Access Statement (May 2011) for further background

information on the project in its wider planning and design context.
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Scope of the Design and Access Statement

This design and access statement has been prepared in context of, and to
comply with the The Town and Country Planning (Development Management
Procedure) (England) Order 2010 and the circular Guidance on changes to

the development control system 01/2006.

This document provides information on the amount, layout, scale, access
and the landscaping of the proposed development and should be read
alongside previously consented Minoco Wharf outline masterplan application
documents pursuant to approved planning permission 11/00856/0OUT and

accompanying relevant planning guidance.

We believe that place making is the key ingredient to creating a successful
scheme and buildings will only prosper if people want to be around them.
The combination of a unique location and a London setting provides a great
opportunity for integrating Plots 11, 12, 15, 16 and 22 into the previously
consented Phase 01 proposals, bounded by high quality public realm within

the emerging masterplan.

The design and access statement sets out to explain in detail the resolution
of the design proposed. It clearly illustrates the commitment to design and
quality in the design development process to ensure that the proposed

scheme realises the full potential for this site.

The report is subdivided into the following broad chapter groupings which

follow the chronology of the design process undertaken:

* Introduction

» Site Context

* Royal Wharf Design Code

*  Design Development

e Technical Design Strategies
* Landscape Proposals

* Access Audit

e Conclusion

Introduction



Consultation Process DRP

The Newham Design Review Panel (DRP) helps to improve the quality of
urban design and architecture through the borough’s planning process.
The panel advises on major developments in the borough and does not
make planning decisions itself; but helps the council to get the best built

environment for residents.

The panel includes a chair and up to three others taken from a group of 15
built environment professionals, including architects, urban designers and

landscape architects.

Royal Wharf Plots 11, 16 and 22 were formally presented to the DRP on
30 April 2014 and subsequently revised proposals in line with the panel’s
comments were represented in summary on 23 June 2014. Plots 12 + 15

were formally presented to the DRP on 30 May 2014.

The panel’s comments received during the reviews (and formally by letter
afterwards) are recorded within the design sections for each respective plot,
with each comment having been responded to through the design process

and included in the proposals presented in this report:

Design + Access Statement

Invited Limited Design Competition

In the interest of providing greater architectural variety to the scheme LBN
requested that an invited limited design competition be held for a number

of plots with the Royal Wharf masterplan as a requirement of the Section
106. Plots 12 and 15 were selected due their prominence and key locations,
making them ideal landmarks for the scheme. Plot 12 is situated at the end of

the park and 15 adjacent to the park overlooking the river.

Six architects were invited to submit designs for the competition based on

their expertise and experience. Those invited architects were:

1. Ben Adams

2. Coffey Architects
3. Mae

4. Serie

5. Stephen Taylor
6. Duggan Morris

Duggan Morris declined the invitation to submit an entry. The remaining 5
architects presented their schemes to the judging panel and were interviewed

on 31st March 2014.

The competition required a collaborative approach with the competition
entrants required to design envelope ideas for the plots and the chassis
and layout to be determined by GHA. Following the competition the judges
assigned a plot to each chosen practice and the designs were developed

with GHA in a series of workshops up to stage C+.

Based on their innovative approach and exciting designs, Mae was selected

for the design of plot 12 and Serie was selected for plot 15.

A series of collaborative workshops were held alongside reviews with

the client and design team to develop the design. The process included
presentations to the London Borough of Newham Design Review Panel
and the Development Control Members Forum. Glenn Howells, as Design

Champion for the development oversaw the competition.

Royal Wharf Oxley Wharf 9




Detailed CGl’'s Phase 01 Development
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Phase 01 Brief

Phase 01 detailed planning consent at Royal Wharf was recieved at the The client’s brief to the design and planning team was to explore the * Provide spaces to meet the required the range of facilities and services

same time as the outline masterplan planning permission. The images following issues: that support a new community, while providing that community

adjacent provide an illustration of how the Phase 01 buildings have been
designed and the range of architecture and landscape proposed in this

section of the development.

Design + Access Statement

Provide attractive family housing at a mix of tenures, that comply with the
S106 requirements;

Accessible / walkable community heart to the development, reinforcing
the parameters of the outline masterplan;

Provision of good space for future occupancy by a range of mixed use
facilities;

Develop a design which sits well within its own site but also respects
neighboring context, both within the Royals and adjacent communities;
Design an appropriate mix and range of unit types for the residential
accommodation;

Develop a better understanding of real community value that can be
provided within the plot design strategy;

Scale testing: models / visual montages;

Provide a viable sustainability strategy;

Address existing constraints;

independent identity within the development;

» Develop a clear and appropriate open space strategy, both for public
realm as for private amenity spaces;

» Develop a clear connections strategy for each plot within its wider
context;

*  Prepare easily understandable information;

* Meet the cost plan and viability testing of the S106.

This document follows a logical progression through the issues above and in

conclusion measures the proposals against the aspirations of the brief.

The plans presented in this report illustrate a body of work that aims to
present a solid grounding and set of detailed parameters that not only
establish the quality of design for each plot within its own site boundary
but also seeks to establish strong design principles; upon which the further
detailed development of neighbouring sites can be measured ultimately to

realise the vision of the Royal Wharf masterplan.

Royal Wharf Oxley Wharf 11
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SITE CONTEXT .
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The Royals- An Introduction
The Royals site has been developing for over two centuries. First managed
as areas of pasture maintained in a low lying flood plane the context changed

dramatically in the 18th and 19th centuries.

Throughout the 18th and 19th centuries the industrial revolution necessitated
land east of the city be developed into industrial factories and warehousing
culminating in the development of the Royal Docks which remained in use

through to the 1980s.

As trade declined and Britain’s economic focus shifted the Royal Wharf area
steadily lost its focus as a centre for import and export. This steady decline

from an industrial led centre, has left a legacy of dereliction and vacant land

which is only recently being positively addressed in proposals such as the

Royal Wharf masterplan.

Design + Access Statement

Now the Royals area is undergoing significant change. The former historic
industrial land uses are relocating to more appropriate sites and a new mixed
use community is emerging including significant residential developments,

led by public investment in the DLR and attraction of a riverside setting.

The airport, ExCeL, Siemens and the University of East London are amongst
the new businesses. Britannia Village, Barrier Point East, Barrier Park East,
Tradewinds and the land east of ExCel illustrate significant new residential
developments alongside the Royal Wharf homes. A new mixed use

community is emerging.

The Royal Wharf site in this context provides the opportunity to connect
existing communities with new areas of development on both sides of North
Woolwich Road while creating a diverse local and intensely active new urban

quarter of London.

Transport and Connections
The Royal Docks have benefited from significant public investment in the
DLR and Crossrail, which will provide excellent accessibility to Canary Wharf,

central London and the southeast of England.

The closest Crossrail station will be at Custom House and is expected to be
complemented with feeder bus services to provide access for current and
future Newham residents and businesses. Latent provision has also been

made for a future DLR station on the Woolwich branch to the west of the site.

London City Airport provides both national and international connections,

along with related business opportunities.

Development at the Royal Wharf site will maximise the benefits of these
nodes, linking with Canning Town and supporting the bus, cycle and river
networks, encouraging a greater use of the waterway and riverside through
improved pedestrian links and a potential extension to the current river bus

routes.

Royal Wharf Oxley Wharf 15




Britannia Village

River Thames

Peruvian Wharf

Royal Victoria Dock
Future Development Site
Vanesta Wharf

Minoco Wharf Oil Pontoon
Sunshine Wharf
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Thames Barrier

Thames Barrier Park
Minoco and Crescent Wharf
Lyle Park

DLR Viaduct

North Woolwich Road

Barrier Point Residential Development
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Existing Site

The application site (Plots 11, 12, 15, 16 and 22) covers approximately

3.657 hectares of brown field land and sits within the context of three

former wharves; Vanesta and Crescent Wharves to the west and Minoco
Wharf immediately around the plots. None of the wharfs have the status of
safeguarded wharves. The western area of the wider site houses a number
of warehouses and industrial buildings; all of which are either derelict and / or
in a poor state of repair. The remainder of the wider site comprises cleared

vacant land and unused temporary structures.

The site is situated in the London Borough of Newham (LBN) and all but the
extreme eastern part of the site was previously in the administrative area of
the London Thames Gateway Development Corporation (LTGDC). The River
Thames is located to the south, Barrier Point Road to the east and North

Woolwich Road to the north.

The wider site forms part of a series of underdeveloped low grade industrial
sites that are situated along the River Thames from the mouth of the River
Lea in the west to the Tate and Lyle plant in the east. West Silvertown DLR
station is located to the north west of the site and the Thames Barrier is

located to the south east.

Design + Access Statement

The site is currently accessed from North Woolwich Road. This is the primary
route connecting the Royals to Canning Town via Silvertown Way. Along
North Woolwich Road to the East, Pontoon Dock, Docklands Light Railway
station is located. The Thames Barrier is in close proximity to the south of

the site where the river width reaches 550 metres.

The Barrier Point residential development comprising mainly 7 - 8 storeys
with an 18 storey tower on the river front, is located to the east of the site on
the former Prince Regents Wharf, overlooking Thames Barrier Park . The
building is a white rendered linear block running the full length of its site with
stepped terraces facing Barrier Park and is raised above a decked carpark by

several metres.

Thames Barrier Park is a 9 hectare park which opened in 2000. It is owned
and maintained by the London Development Agency and includes a riverside
walk and a sunken landscaped garden overlooking the Thames Barrier. The
park also incorporates formal and informal planting as well as a children’s

playground and a hard surfaced area for basketball.

The Kierbeck Business Complex, which consists of warehouses and
industrial units used by small businesses and for storage is an indent into the

norther perimeter of the site.

Deanston Wharf stands as a brick warehouse building running approximately
350m uninterrupted along the entire length of the western site boundary. The

building is in a poor state of repair.

To the west of Venesta Wharf is Lyle Park, which was established in 1924,
by Tate and Lyle for factory workers within the Royal Docks area. The park
comprises open green space, play areas, a football pitch, tennis courts and

formal and informal planting.

To the north of the site are located a number of warehouses and former
industrial buildings, one of which is Grade Il listed, Silo D. To the north

west of the site, adjacent to the Silvertown Quays area, is located Britannia
Village a residential development which also contains a primary school. This
development began in 1994 and comprises private and social housing as

well as community facilities such as a village hall and a health centre.

Royal Wharf Oxley Wharf 17




Knight’s Road ¢1950 Aerial Photograph ¢1945 Aerial Photograph ¢1980

Lyle Park Aerial photograph ¢1940 Aerial Photograph ¢1940 Boxley Street c1959
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Site History

The Royal Victoria Dock, opened in 1855, was the first dock built expressly
for steam ships and the first to be connected to the national railway system
through the North Woolwich branch of the Great North Eastern Railway.
The Graving and Pontoon Docks were the first to use hydraulic power to
raise ships out of the water for maintenance. The King George V Dock was
opened in 1921, completing the Royal group of docks which formed the

largest area of impounded water in the world.

The demand for land for factories here was encouraged. One of the first to
arrive, in 1852, was Samuel Silver’s waterproof clothing works which gave
its name to the Silvertown district. C.J.Mare built an iron works and ship-
building facility at Orchard Yard, which became the world renowned Thames
Ironworks. Important among the industrialists were Henry Tate and Abram
Lyle who brought their refineries to the area. All this and the Royal Victoria
Dock, created employment and very soon there was a huge demand for
housing to accommodate the workers and their families. Thus originated new
settlements such as those at Hallsville, Canning Town and North Woolwich
and before long there was housing in much of what is now Custom House,

Silvertown and West Silvertown.

Design + Access Statement

By the 1880s the area had become a major centre of industry attracting
people from all over Britain to work in the factories, docks and the Beckton
Gasworks. Minoco Wharf was in the mid 1890s, an oil storage depot
operated by Shell Lubricants. The adjacent Crescent Wharf was established

as a chemical works in the 1890s by Brunner Mond Ltd.

Many of these industries were unhealthy or dangerous. This was highlighted
on 19th January 1917 when 50 tons of TNT blew up in the Brunner Mond &
Co works in Crescent Wharf, which had been given over to making munitions
for the First World War. The noise of the greatest explosion in London’s
history could be heard as far as Southampton and Norwich. Upwards of

70,000 buildings were damaged and 73 people were Killed.

Traffic through the Royal Docks reached its peak in the 1950s and early
1960s. Following the development of containerisation, technological changes
and with EEC membership, Britain’s trade rapidly declined. The Royal Docks

were closed for general cargo handling at the end of 1981.

Such was the situation in mid 1981 when the London Docklands
Development Corporation was established to secure the regeneration of
the area. This was a response to a huge decline in the economy of the
area brought about by the progressive closure of the docks from the 1960s

onwards.

Among the projects on the new Corporation’s early agenda was the proposal
to build London City Airport. This was put to the Corporation in November
1981. It was pursued with great determination and following a public inquiry
in 1983 work started on building the new facility in 1986. The proposal to
build London City Airport was a radical break with the past and opened in

1987.

In addition, there have been a number of other significant developments in
this area of the Royal Docks most notably the Thames Barrier completed in

1984.

ExCel, the large-scale exhibition Centre on the north side of the Royal
Victoria Dock opened in November 2000. It represents London’s largest
single site exhibition centre, with 65,000 square metres of column-free
exhibition space. The listed warehouses at ExCeL west were converted at
the turn of 2002 / 03. They provide a theme pub and restaurant, a nightclub,

offices and apartments.

Thames Barrier Park opened in November 2000. Key features are a sunken
landscaped garden, the ‘Green Dock’, a riverside promenade, cafe and a
children’s play area. The sites fringing the park are allocated for residential

development; Barrier Point to the West and Tradewinds to the East.

Royal Wharf Oxley Wharf 19
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ROYAL WHARF OUTLINE MASTERPLAN .
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Outline Planning Application

Generally in London the opportunity for a joined-up riverside environment
along the River Thames has largely been missed because high value
development enclaves, mostly concentrate on the relationship of the site to
the river and not the east-west connections. There are many examples of

the failure of this approach in west London.

In east London there is the opportunity to realise what has been lost in the
west, a 10-mile long tapestry of walkable developments on both sides of
the river stretching from Southwark to beyond the Thames Barrier, taking

advantage of under used land.

But, to realise this fantastic opportunity, we need a really clear vision, bigger
than individual developments creating isolated pockets of housing as the

early enterprise zone Docklands residential developments did in the 1980s.

The Royal Wharf site is located both physically and strategically central

to achieving the goals outlined above. To this regard a comprehensive
outline planning masterplan framework was developed from October 2009
through to May 2011, for the Royal Wharf site to play its part in achieving this

strategic vision.

Left: lllustrative Masterplan Aerial Image

Design + Access Statement

The resulting planning approved masterplan was the clear output of a
collaborative approach with the Greater London Authority (GLA), London
Borough of Newham (LBN) as well as the London Thames Gateway
Development Corporation (LTGDC), all of whom played a significant role in

the development of the Royal Wharf site.

This collaborative approach to the design process allowed the structuring of a
carefully prepared framework which embodied best practice in urban design,
aimed to improve the quality of any resultant surrounding development,
encourage more ownership and opportunity on the part of local communities
and would lead to a better understanding of the site and development in its

context.

The masterplan was subdivided into 26 plots broadly reflecting the
disposition of the proposed development within the project. Seven of these
development parcels were brought forward as part of a detailed planning

application alongside the outline masterplan.

With specific regard to the detailed proposals presented within this design +
access statement, the enclosed designs have been developed in full support
of the masterplan principles and design code previously established. Design
proposals for Plots 11, 12, 15, 16 and 22 seek to reinforce the aims and

objectives of the wider Royal Wharf vision.

In order to audit and ensure compliance of the emerging designs within the
consented design code, the original master planning team has been retained
and involved with the detailed design process throughout its evolution

and the project seeking detailed planning approval is considered as a
welcome and well-considered development of the aspirations and objectives
established by the wider Royal Wharf framework. An artist’s impression of the

completed masterplan in its immediate context is illustrated adjacent.

Royal Wharf Oxley Wharf 23



24  Royal Wharf Oxley Wharf Masterplan



Royal Wharf Development Schedule

The comprehensive redevelopment of the 17 Ha Royal Wharf (formally Minoco) site to include:

e up to 330,000 m2 of residential (C3) floorspace in a mix of dwelling sizes, types and tenures
e upto 15,000 m2 of employment uses (B1)

e up to 3,250 m2 of retail floorspace (A1)

e up to 750 m2 of financial and professional floorspace (A2)

e upto 750 m2 of hot food / take away floorspace (A3 and A5)

e upto 750 m2 of pub and restaurant floorspace (A4)

e up to 9,600 m2 of “non residential institutional” floorspace to include a new primary school, creches / nursery schools and community facility (D1)
e up to 3,000 m2 of assembly and leisure floorspace to include gym and fitness centres (D2)

¢ new public realm including a hierarchy of open spaces including a riverside park

e creation of areas of private open space

» riverside walkway, including a link to the proposed Silvertown Pier

e two accesses on to North Woolwich Road

e internal access roads, footpaths and cycleways

* basement and undercroft car, motorcycle and cycle parking, plant, machinery and storage

e other supporting infrastructure.

Left: lllustrative Masterplan
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Planning Parcel B
The consented outline masterplan permission divides the overall masterplan
site into 3no. Planning parcels for the purposed of establishing the affordable

housing provision, illustrated adjacent as Parcels A, B and C.

As illustrated adjacent Plots 11, 12, 15, 16 and 22 sit within Parcel B and
form the last of the detailed design elements of the middle portion of the
masterplan. The plot design team have designed to a clearly set target brief
concerning tenure, mix and quantum of units across each plot, set by the
outline planning S106. It is within this framework the plot design mix has

been developed.

Details concerning specific plots are contained later in this document and a
summary of the plot proposals within their planning parcel context has been

provided within the planning statement supporting this application.

Parcel C Parcel B Parcel A
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Strategic Planning Policies and Material Considerations

Relevant planning policies and material considerations for the Royal Wharf

application are noted below:

Economic development

Housing

Affordable Housing

Density

Urban Design

Mix of Uses

Regeneration

Design + Access Statement

London Plan; the Mayor’s Economic
Development Strategy; draft
London Plan; PPS3; Housing SPG;
Providing for Children and

Young People’s Play and Informal
Recreation SPG; Housing Strategy;
revised interim Housing SPG
London Plan; PPS3; Housing SPG,
Housing Strategy; revised

interim Housing SPG

London Plan; PPS3; Housing SPG;
revised interim Housing SPG
London Plan; PPS1

London Plan

London Plan; the Mayor’s Economic
Development Strategy; draft replacement

Economic Development Strategy

Transport

Cross Rail

Parking

Employment

Access

London Plan; the Mayor’s Transport
Strategy; PPG13

London Plan Alteration; revised draft
Cross Rail SPG (March 2010)

London Plan; the Mayor’s Transport
Strategy; PPG13

London Plan; PPS4; Industrial Capacity
SPG

London Plan; PPS1, PPS1 supplement;
PPS3; PPG13; PPS22; draft PPS Planning
for a Low Carbon Future in a Changing
Climate; the Mayor’s Energy Strategy;
Mayor’s draft Climate Change Mitigation
and Adaptations Strategies; Mayor’s
draft Water Strategy; Sustainable Design

and Construction SPG

Tall Buildings / Views

Ambient Noise

Context

Environment

London Plan; RPG3A, View Management
Framework SPG, draft Revised View
Management Framework SPG

London Plan; the Mayor’s Ambient Noise
Strategy; PPG24

Planning for the Historic Environment

Development and Flood Risk

The draft replacement London Plan (October 2009) for consultation and

London Borough of Newham Core Strategy draft are also a material

considerations.

Additionally the Newham UDP comments on economic development,

housing, affordable housing, density, mix of uses, regeneration, transport and

employment.
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DESIGN CODE + MASTERPLAN OBJECTIVES .



Purpose of Design Guidelines

As part of the Royal Wharf framework a detailed design code was prepared
to support and supplement the urban design strategies of the Royal Wharf
masterplan allowing architects, landscape architects and designers to
maintain and engage in a design approach consistent and appropriate for this
unique site. The code was written with the aim of enriching the development
as a whole, through the development of a common and identifiable design

language for the masterplan site.

The masterplan framework defines a clear hierarchy of built and open spaces
providing a series of settings and themes to be articulated and reinforced

through architectural and landscape proposals.

The purpose of this design code was to provide the following:

» Live design guidance to form the brief for architects and landscape
architects

* An assessment aid for client, local authority and stakeholder design
review.

»  Document the aspirations of the Royal Wharf masterplan

30 Royal Wharf Oxley Wharf

Parameter Plans
Parameter Plans linked to the Environmental Statement established the high

level spatial masterplan at Royal Wharf and identified an individual vision for

each of the main places within the scheme. These parameter plans have

been referenced alongside the Royal Wharf design code in the preparation

of the Plot designs and used in support of the architectural, townscape and

landscape proposals enclosed.

Parameter plans submitted as part of the outline application are listed below:

Parameter Plan 01

Parameter Plan 02

Parameter Plan 03

Parameter Plan 04

Parameter Plan 05

Parameter Plan 06

Parameter Plan 07

Parameter Plan 08

Parameter Plan 09

Parameter Plan 10

Parameter Plan 11

Site Location Plan

Application Boundary

Existing Site Levels

Basement Level Plan

Flood Defence Level Plan
Proposed Upper Level Plan
Proposed Building Footprints
Proposed Minimum AQOD Levels
Proposed Maximum AOD Levels
Movement Plan

Public Realm

Status of Guidelines

Design code guidelines published as part of the Royal Wharf masterplan
Outline Planning Application (May 2011) have been used to form a suitable
platform for the foundation of the enclosed design briefs and detailed

architectural and landscape design proposals.

The design code was not written to be prescriptive to designers, but sought
to inform a series of principles upon which designs may be viewed, critiqued
and measured against as the masterplan aspirations are realised. It has
therefore been used as a principal base for the plot design proposals

which have also been prepared with reference to the following associated

documents:

» Masterplan Development Specification (May 2011)
e Masterplan Design and Access Statement (May 2011)
* Masterplan Environmental Impact Assessment (May 2011)

* Masterplan Parameter Plans (May 2011)

Design Code



Guidance Organisation + Hierarchy

The Royal Wharf design code was organised under the following headings:

Objectives

Obijectives of the design guidance.

Framework
Site wide conditions to which buildings and landscape proposals should
respond. It sets the context in terms of movement, open space structure and

built form.
Settings
Identifies places within the masterplan that form specific conditions, and to

which design guidance must operate at a local scale.

Design code instructions were set in bold and listed as bullet points, as

below.

* Design Code Instruction

Masterplan Design + Access Statement + Design Code

Interaction

The design guidance for settings across the masterplan indicated the
implications for architectural expression of buildings in various locations.
This included the concept of ‘marker’ and ‘background’ buildings, in which
the former are intended to be visually more important in the identification

of routes, defining views or containing spaces. Background buildings and
adjacent landscape designs form the principle means of achieving the
masterplan vision by allowing the masterplan to be a landmark development

and not a competing set of landmark buildings.

To achieve this relationship, it is essential that the process of design
development within individual blocks demonstrates recognition of the specific

conditions established by the design guidance.

To this regard the plot designs have been developed alongside the code
to respond positively to the formal spatial relationships and frameworks
established within the masterplan, as set out or implied by the design

guidance.

Royal Wharf Oxley Wharf
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Context
Generating a new site context is a key component of the masterplan
framework. Specific criteria have been set by the masterplan to ensure plot

design proposals respond to the Royal Wharf design code.

These framework items are as below, and each has been considered fully as
part of the enclosed plot design. Where illustrated the proposed plot layouts

have been annotated in yellow.

Connection

Major Spaces

Build Form

Urban Grain

Sunlight + Daylight
Drop Off

Servicing

Vehicular Movement
Pedestrian Movement
Public + Private Space

Visual Links + Viewing Corridors

32 Royal Wharf Oxley Wharf

Connection

A number of strategic connections exist within the scheme. While the
masterplan promotes a rich and varied tapestry of minor lanes and mews
type environments the diagram below illustrates the principal strategic
connections as defined by the masterplan framework which are responded

to by the plot proposals. Legibility and ease of movement along these desire

lines has be reinforced and protected.

Major Spaces
The clear and logical definition of the masterplans urban spaces is essential

to the success of the scheme.

The diagram below illustrates how edges of major spaces have be defined
with clarity in order to realise the urban framework for Royal Wharf. The

hierarchy of these environments within the masterplan has been protected.

‘
.
Design Code



Built Form

The masterplan block plan and built form strategy is illustrated below.
The diagram illustrates the areas of the scheme that have been clearly
established as urban built forms in order to define and fully articulate the

streets and public spaces within the framework.

The proposed plot layouts respond to the principles of the built form strategy

as illustrated below, seeking to maintain and enhance the streets and urban

spaces generated by their buildings and landscapes.

Design + Access Statement

Urban Grain
Within the context of the block diagram the masterplan recognises the need
to break down the urban blocks and edges to promote permeability and allow

visually accessible residential buildings to be delivered.

The diagram below illustrates how the masterplan and plot framework as
proposed produces a fine urban grain in plan which avoids the plot being

read as a large impenetrable urban block.

Sunlight + Daylight
The Proposed Development is primarily made up of residential
accommodation and for this reason has been considered for adequate levels

of daylight and sunlight.

The supporting Royal Wharf EIA addendum for Plots 11, 12, 15, 16 and 22
includes an internal daylight assessment alongside the sunlight assessment
as well as a sun-path shadow study, examining the transient as well as

permanent shadow on any existing surrounding amenity space and internal

proposed amenity space.
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Drop-Off

Drop-off access to all buildings and front doors is a key principle of the
masterplan. It is the aspiration of the Royal Wharf scheme that each front
door is accessible from a drop off zone or area of visitor parking allowing
deliveries and residents to easily access their homes without the need to

enter a basement or undercroft parking area.

The diagram below illustrates how each plot entrance is easily accessible

from local drop-off points within the scheme at ground level.

34 Royal Wharf Oxley Wharf

Servicing + Vehicular Access Vehicular Movement

Servicing for the residential apartments and townhouses is undertaken —
either from the on-street road network via front doors + residential cores.

Frequencies of use are low per unit, the size of vehicles small and the length

of stay for each vehicle short. The non-residential units will be managed to

allow access from the principal streets at times which do not conflict with the

main pedestrian movements.

The aspiration is to allow the main streets to operate in exactly the same way
as a typical high street within London. Access for emergency vehicles and
servicing of the residential, commercial and employment spaces is achieved

across the site.

~3 I}? | y
= 4 . —— Py

N | ﬁ — o - Secondary
3 . ‘ Tertiary

reinforced by the plot design proposals.

Restricted access/Pedestrian priority

Main access road to site

Principles of vehicular movement established in the strategy above are
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Pedestrian Movement
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Principles of pedestrian movement established in the strategy above are

reinforced by the plot design proposals.

Masterplan Design + Access Statement + Design Code

Public + Private Space
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Principles of public and private space established in the strategy above are

reinforced by the plot design proposals.

Visual Links + Viewing Corridors
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01 Views in from Britiannia Village
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03 View to the River

04 View to the Thames Barrier

05 View to Canary Wharf

Principles of the masterplan viewing corridors established in the strategy

above are reinforced by the plot design proposals.
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Synthesis of Urban Design, Architecture and Landscape
The Royal Wharf masterplan seeks to create a cohesive, diverse and varied
townscape that synthesises the strategic masterplan principles with the

urban, architectural and landscape design approaches.

To achieve this goal a dialogue has been established and maintained by the
plot design team and the master planning team to ensure that plot designs
were explored and tested at all scales applicable to achieving the townscape

vision of the masterplan.

Additionally, the plot designs respond to the site’s heritage and context as a
unique riverside location in the London Borough of Newham, exploiting the
finest grain of movement through the masterplan’s urban spaces and high

levels of tactility and articulation in its architecture and public realm.

The narrative device which unites these concepts is the idea of creating a
series of legible experiences + journeys, comprising clarity of routes through
the masterplan for visitors and residents of the scheme. The plot proposals
seek to reinforce this goal in order to complement and reinforce the overall

character of the development.

36 Royal Wharf Oxley Wharf

Hierarchy of Setting
The masterplan has a clear hierarchy of setting to order and provide visual
clarity and subtle design divergence to the spaces formed by the overall

zonal design framework.

Measuring against this spatial hierarchy, the plot designers have tested ideas
against the location of place within the masterplan, in order to establish the

legibility of overall scheme.

These place settings provide a backdrop of urban conditions throughout
the Royal Wharf site to which the plot designs respond with expression and

articulation specific to their location within the immediate and wider context.

Design Code



Frontage

Building frontages will be key to the success of the plots. Strategically

the masterplan aspires to create spaces defined by a range of differing

M,

building frontages to provide variety and character to each street and the

my
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L
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development as a whole.

Buildings within the masterplan were desired to meet the ground with long

I

TS

lengths of fagade broken down into master and subordinate orders with a

RIS

clear hierarchy to the elevation. This principle has been reinforced by the plot

s

design proposals illustrated within this document.

I
T

While plot land use is defined by the masterplan strategic parameters it is

7

expected that the use of each plot may be read from its frontage which will
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=

articulate the fagade and define the building character onto the street.

The principles set by the masterplan are illustrated adjacent in context of the

new plot design proposals:
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Masterplan Design + Access Statement + Design Code
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Flood Level and Formation Level Class Use
A ground floor land use plan for the Royal Wharf masterplan is illustrated

left. The diagram illustrates the strategic principle of wrapping the northern

edge of the site in a predominant run of B1 employment uses, allowing these

functions to deal with a number of the technical challenges of the changing

topography and proximity of the buildings to the DLR viaduct.

The proposed design of Plots Plots 11, 12, 15, 16 and 22 complies with the

use parameters for the flood and formation levels.

]

Flood Level and Formation Level Land Use Plan
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Upper Level Class Use
An upper floor level land use plan for the masterplan has been illustrated left.

In this context the upper level residential use is defined as the predominant

use over all the upper floors.

The diagram builds on the principles set out by the ground level uses plan

but recognises that a number of the buildings need to be adaptable to

residential uses at the upper levels.

This flexibility has allowed the detailed design of Plots Plots 11, 12, 15, 16

and 22 to respond to certain site constriants with richness and sensitivity.

The proposed design of Plots Plots 11, 12, 15, 16 and 22complies with the

§ designated cirteria for the Upper Level Use Class parameters.

Upper Level Land Use Plan
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Proposed Site Levels Plan
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Proposed Site Levels

The EA flood levels of for the site has been set at +5.05m A.O.D. The
proposed site levels strategy is principally defined by the aim to achieve a
level of +5.05m A.O.D. grading up from the existing North Woolwich Road
pavement levels; as soon as is feasible within a responsible and appropriate

access strategy.

Rising above +5.05m A.O.D. allows the masterplan the flexibility to introduce
terraced housing as well as a wider range of residential activities at the new

masterplan ground level.

lllustrated by the adjacent diagram the thin red lines highlight the position
on site where the contours achieve the flood defence level from the existing
levels along North Woolwich Road. Continuing southwards the site levels
continue to gently rise to a natural peak of +6.35m A.O.D. along the central
east / west route, whereby the site levels gently fall to the rivers edge in a

very natural and appropriate way for the site.

The proposed design of Plots Plots 11, 12, 15, 16 and 22 complies with the

designated cirteria for the Proposed Site Levels parameters for the flood and

formation levels.

Design Code



The sketches adjacent illustrate the Royal Wharf strategy for organisation of
the houses adjacent to the apartment buildings. Houses have been grouped
as the inner core to a citadel type urban block with the taller mixed uses and

apartments framing and protecting the inner core of resident’s homes.
Housing and Apartments In Context

Housing / Apartment Mix
A housing / apartment plan for the masterplan has been illustrated

in the diagram adjacent.

The diagram illustrates how housing within the masterplan

framework may be developed to integrate with apartments as well

as the mixed use buildings proposed for the site.

Where placed the housing has been grouped around mews / home

zone streets protected within an massing of apartment buildings.

Designing the masterplan in this way allows for a rich mix of

housing typologies and tenures to be developed within each

character area.

: ] “ The masterplan application documentation establishes a clear
residential unit mix for the comprehensive masterplan site
_J L : incorporating a range of tenures, unit sizes and typologies - this

has been detailed in the development specification and design

code.

The proposed design of Plots Plots 11, 12, 15, 16 and 22 complies

Housing + Apartment Location Plan with the designated cirteria for the Housing / Apartment Mix

Mixed Use - Houses - Apartments parameters.

Masterplan Design + Access Statement + Design Code Royal Wharf Oxley Wharf



Minimum Heights Plan
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Minimum Heights AOD

In order for the masterplan to be a success a minimum level of built form
needs to be achieved, to ensure enough people live in the area to animate
the scheme but also to ensure streets and spaces receive an appropriate

level of enclosure to form their edges.

The minimum heights strategy seeks to balance the need for occupancy
density with an appropriate level of urban realm and built form density.
The heights strategy must allow for a wide range of building forms and
architecture to be developed within its framework while also providing

certainty in the deliverability of the masterplan aspirations.

It is within this context that the minimum heights for Royal Wharf have been

set.

The proposed design of Plots Plots 11, 12, 15, 16 and 22 complies with the

designated cirteria for the Minimum Heights A.O.D parameters.

Minimum A.O.D. Level (metres)
+14.00

Minimum A.O.D. Level (metres)
+22.00

Minimum A.O.D. Level (metres)
+25.00

Minimum A.O.D. Level (metres)
+32.00

. Minimum A.O.D. Level (metres)
+39.00
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Maximum A.O.D. Level (metres)
+18.50

Maximum A.O.D. Level (metres)
+22.00

Maximum A.O.D. Level (metres)
+29.00

Maximum A.O.D. Level (metres)
+32.00

Maximum A.O.D. Level (metres)
+34.00

Maximum Heights Plan

Maximum A.O.D. Level (metres)
+36.00

Maximum A.O.D. Level (metres)
+39.00

Maximum A.O.D. Level (metres)
+41.00

Maximum A.O.D. Level (metres)
+43.00

Maximum A.O.D. Level (metres)
+53.00

Maximum A.O.D. Level (metres)
+55.00

]

Masterplan Design + Access Statement + Design Code

Maximum Heights AOD

The maximum heights strategy needs to define where landmarks should be
formed and those streets and areas of urban realm within the masterplan
that need to be further defined and enclosed, to heighten the quality of

the scheme. The diagram for maximum development sets taller buildings
adjacent to existing infrastructure along North Woolwich Road, along the
principle streets, riverside and main urban spaces but limits height adjacent

to the townhouses.

In some cases the maximum building heights vary within a Plot to reflect the
role of the building in the overall master plan framework. The tallest buildings

will be located at:

= The eastern element of Plot 12 (maximum of 58.0m (AOD), this building
sits at the northern end of the new park and marks the centre of the site

= The southern element of Plot 18 (maximum of 58.0m (AOD) is located
adjacent to the pier and will act as a ‘marker’ for this facility

= The south eastern part of Plot 10 (maximum of 58.0m (AOD) which is the
termination of the diagonal route from the central square and anounces

the development across the riverfront

The proposed design of Plots 11, 12, 15, 16 and 22 complies with the

designated cirteria for the Maximum Heights A.O.D parameters.

Royal Wharf Oxley Wharf 43



44 Royal Wharf Oxley Wharf



Summary Schedule

Plot 11

GEA Residential -17,820 sgqm

GEA Commercial - 206 sgm

Private Housing Mix:

Studios 10
1 Bed Apartments 43
2 Bed Apartments 44
3 Bed Apartments 37
4 Bed Apartments 8
3 Bed House 4
4 Bed House 7

Total 153

DESIGN PROPOSALS PLOT 11 .
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Concept

“Living by the park and river”

Plot 11 forms an important riverside corner within the Royal Wharf
masterplan. The scale and massing of the building articulates a riverside
setting with spectacular views of the Thames to the south, the new park to

the west and home zone streets to the east and north.

The plot contains both apartments and houses designed to use the larger
apartment massing as a backdrop to the riverside and park settings, with
houses facing the quieter residential streets, still with views to the rivers

edge.

Conceptually, the plot has been developed within its wider master planning

context and seeks to use reconstituted stonework as the main material,
complementing Plot 10 and reinforcing the design code principles of stone

buildings facing the riverside at Royal Wharf.

Above: Sketch Design Study Plot 11 Apartment Gable Facade
Left: Sketch Aerial View Plot 11

Design + Access Statement

The plot design has benefitted from a clear conceptual approach such
that the scheme presented here has developed from the principles of the
masterplan design code, generating an architectural language and a
common family of detailing that ensures each sub building responds to its
location while remaining of a plot family; set within the wider masterplan

setting.

Principles of mass, form, land use and quantum have all been established by

the Royal Wharf masterplan parameters and have been used to inform the

basis of the plot design presented.
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Compliance to Parameter Plans
Parameter plans submitted as part of the outline application are listed below

and the following items are noted with regard to Plot 11:

Parameter Plan 01, 02 Location and Levels Plans

The proposed development sits within the outline site application boundary
as identified and complies with the parameter.

Parameter Plan 03 Formation Level Plan

The proposed design does not require a basement parking area and as such
this has been omitted.
Parameter Plan 04 Flood defense Level Plan

The proposed plot design complies with the designated criteria for mixed use
located to the south west corner of the plot and C3 uses elsewhere.
Parameter Plan 05 Proposed Upper Level Plan

The proposed design complies with the designated criteria for use class

orientation around the plot.

Left: Plot 11 View From South East

Design + Access Statement

Parameter Plan 06 Proposed Building Footprints

The proposed development sits within the masterplan parameters excluding
the south gable to the south west corner of the plot, which extends beyond
the max parameter by 80cm.

Parameter Plan 07 Proposed Minimum AQOD Levels
The proposed design complies with the designated criteria.
Parameter Plan 08 Proposed Maximum AOD Levels
The proposed design complies with the designated criteria.
Parameter Plan 09 Proposed Public and Private Realm
The proposed design complies with the designated criteria.
Movement Plan

Parameter Plan 10

The proposed design complies with the designated criteria.

Parameter Deviations
The marginal deviations from the parameter plans are currently being

addressed separately in a Section 73 to be submitted to LBN.

Fagade Design Sketch Plot 11

Royal Wharf Oxley Wharf
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Royal Wharf Massing

As part of the 2011 masterplan a number of urban block studies for Plot 11
were undertaken. The design principles explored for this masterplan zone
are highlighted below and stand as a starting point for the updated design

proposals:

= Perim