6.0 Vision

A vision for the bus garage, 40-43 Andrews Road and the surrounding area has been

informed by site analysis and what we heard when we spoke with local people and
businesses.

The vision outlines how future design proposals
on the site should relate to the surrounding area
and clarifies the site-specific design intentions
and high-level principles for the bus garage. The

Our draft vision for the wider area:

1.

Improve Andrews Road as
an attractive canal side
street and public space

Create green routes

Improve East-West links and
bringing pedestrian flows to
local business areas

Respond positively to
the varied context, scale
and character of the
surrounding area

Create a heritage and
character focussed area
along Andrews Road

future bus garage and 40-43 Andrews Road site
will enhance not just the immediate site, but also
the wider area as a place to live, work and visit.
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Improve north to south and
east to west active travel
connections through and
around the site

Provide transport for a
changing climate

New homes and jobs for
Hackney

Create new open green
spaces
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Improve Andrews Road as an attractive
canal side street and public space

@ ) Improve the canalside

Improve Andrews Road as an
attractive public space

Create green routes

@) Improve attractiveness of route
with planting

. Indicative clusters of
biodiversity and tree planting

Enhance East-West links and bringing
pedestrian flows to local business areas



Respond positively to the varied context,

4.
Rl scale and character of the surrounding area
)
5 Create a heritage and character focussed
°  destination along Andrews Road
Bl Asset of historic and character
value
QO Focal point of character on site
London Fields 6. Improve north to south and east to west
active travel connections through and
Mare Street around the site
@  Route with potential for
enchancement
u Potential for pedestrian/
cycle bridge

Hackney Road Cambridge Heath
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7. Provide transport for a changing climate

8. New homes and jobs for Hackney

@) Residential perimeter

* Indicative locations for

business accommodation

9. Create new open green spaces

@D Green Route

potential location for green
open space
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7.0 Site-based Design Principles

Site-based design principles are concise, graphical or numerical, simple-to understand
characteristics and strategies that relate specifically to a site. They can set guidance

on appropriate building heights, scale, building shapes (known as massing), indicative
layouts and, where appropriate, the amount of floorspace that should be provided for

different land uses.

The following site-based design principles

set the principles for future design proposals
and planning applications on the bus garage
site. By setting the principles for future design
proposals, the design principles can set out
the priorities for future change on the site. It
may not be possible for every single design
principle to be achieved on the site. But any
future proposals must strive to deliver as many
as possible.

The design principles set out in the draft SPD
have been informed by the early community
and stakeholder engagement. Through the
consultation on the draft SPD we want to gather
feedback on the design principles to inform the
final SPD.

7.1 Themes

The site-based design principles for the bus
garage are categorised according to the
following themes, although many apply to
more than one theme:

identity and character

movement

use

green spaces

public space and street types

building design

In the following sections, each theme begins
with a series of statements which are the design
principles for the bus garage site. The design
principles are then explained in more detail
through text, diagrams, examples and images.

26



	1.0 Introduction
	2.0 �Why are we preparing a Supplementary Planning Document?
	2.1 �The area covered by this document

	3.0 Objectives
	4.0 �Preparing the Supplementary Planning Document
	4.1 �Public engagement and consultation
	4.2 Key Dates
	4.3 Next steps

	5.0 Policy Context
	5.1 Planning considerations
	5.1.2 Hackney Central and Surrounds
	5.1.3 �40-43 Andrews Road and Ash 
Grove Bus Garage (Site Allocation)

	5.2 �Regeneration in Hackney Central
	5.2.1 �Hackney Central Town Centre Strategy


	6.0 Vision
	Our draft vision for the wider area:

	7.0 Site-based Design Principles
	7.1 Themes
	7.2 Identity and character
	7.2.1 Celebrate the history and character of buildings on and surrounding the site
	7.2.2 High quality, contextual design that advertises the bus garage use
	7.2.3 �Enhance the surrounding road characters:

	7.3 Use
	7.3.1 Provide a larger bus garage
	7.3.2 Provide a minimum of 420 homes, including genuinely affordable homes
	7.3.3 �Provide approximately 5000m2 of work space and unlock 2600m2 of railway arches
	7.3.4 �Provide approximately 900m2 of ancillary or secondary, active uses

	7.4 Movement
	7.4.1 Strengthen east-west pedestrian routes
	7.4.2 �Minimise the cross over of bus garage and commercial traffic with pedestrians and cyclists
	7.4.3 Predominantly car free
	7.4.4 Contribute to or provide improvements to surrounding junctions and roads

	7.5 Green spaces
	 7.5.1 New green open spaces for new and existing residents
	7.5.2� Increase contact with nature and introduce sustainable urban drainage systems
	7.5.3 �Retain existing trees along Andrew Road & enhance street trees on Sheep Lane
	7.5.4 �New “play on the way” to London Fields Primary school, Ann Taylor Children Centre and local nurseries

	7.6 Public space and street types
	7.6.1 New open spaces should be accessible via considered routes
	7.6.2 A new street created along the railway arches
	7.6.3 The streets are the following types:

	7.7 Building design
	7.7.1 Optimise building shape to minimise impact on neighbours:
	7.7.2  Deliver a structurally efficient bus garage
	7.7.3 Create net zero carbon, climate resilient buildings and spaces:
	7.7.5 Build high quality homes and workspaces


	8.0 TESTING SITE CAPACITY
	8.1 Site capacity and indicative designs
	8.2 Viability testing

	9.0 NEXT STEPS
	Fig 1: aerial view of the Ash Grove bus garage, 40-43 Andrews Road (transport depot) and the surrounding area 
	Fig 3: extract from the LP33 Site Allocation
	Fig 4: annotated map showing the site boundary and wider area covered by this draft SPD
	Fig 5: aerial view looking north west over the site
	Fig 6: photograph from inside the bus garage looking east along the northern boundary into a railway arch 
	Fig 7: an image of the feedback session at one of the local resident workshops
	Fig 9: an image of the breakout session focussing on identity and use at one of the local resident workshops
	Fig 10: an image of the feedback session at one of the local resident workshops
	Fig 12: photo of 40-43 Andrews Road with the bus garage roof structure in the background.
	Fig 13: Planning Policy Framework
	Fig 14: extract from the LP33 Site Allocation
	Fig 15: annotated aerial image that summarises wider strategies outlined in the Hackney Central and Surrounds Masterplan 2017 and the Hackney Central Town Centre Strategy
	Fig 16: the Hackney Central Town Centre Strategy’s potential projects for the area surrounding the bus garage.
	Fig 17: Locally listed Victorian terraced houses at 35-38 Andrews Road
	Fig 18: diagram showing the identity and character principles
	Fig 19: The Moxy Manchester hotel is an example of how retaining existing heritage buildings can allow taller buildings to be built and the existing history and character of an area can inform a new contex.
	Fig 20: diagram showing the more and less significant parts of different heritage buildings
	Fig 21: inside the existing Ash Grove bus garage
	Fig 22: angled stair structure on Sheep Lane with TfL sign 
	Fig 23: Tram/rail lines in Granary Square are a good example of transport infrastructure incorporated into the design of a new public space
	Fig 24: Low Line signage in Bankside, London 
	Fig 25: Empress works (on the other side of Regent’s Canal to the bus garage) is an example of how new buildings can respond to an existing heritage building, while building taller than the immediate and surrounding area.
	Fig 26: the junction of Sheep Lane and Ada Street
	Fig 27: Edward Groupman portrait of the tenants of Beck Road 1998 copyright Acme Archive
	Fig 28: Andrews Road warehouses
	Fig 29: unused space underneath the section of railway bridging over Ash Grove, including original column.
	Fig 30: railway arches on Mentmore Terrace, London Fields
	Fig 31: diagram showing all use principles (ground floor)
	Fig 32: diagram showing an indicative layout of the bus garage, note that it is represents an approach to how and where the bus garage could be located
	Fig 33: Social rent, market sale and shared ownership homes are not identifiable at Kings Crescent Estate 
	Fig 34: Skate ramp (built by Betongpark Ltd) at Hackney Depot, photograph by Daryl Nobbs
	Fig 35: diagram showing potential locations for work space
	Fig 36 Mare Street Studios by Frost Architects provides office space for SMEs
	Fig 37: diagram showing potential locations for secondary uses
	Fig 38: E5 Bakehouse is a bakery & cafe
	Fig 39: diagram showing movement principles
	Fig 40: Wilton Way, Hackney is a pedestrian friendly street
	Fig 41: potential east-west routes in and around the bus garage
	Fig 42: an example of clear traffic light crossing to manage the cross over of pedestrians and vehicles
	Fig 43: primary and secondary access and egress for buses in and out of the bus garage
	Fig 44: Parking integrated into greenery at Aura, Great Kneighton by Tate Hindle and BBUK
	Fig 45: a diagram showing a predominantly car free area
	Fig 46: map highlighting locations of potential improvements to surrounding roads and junctions
	Fig 47: diagram showing green spaces principles. Please note that this diagram is indicative of an approach and not to scale.
	Fig 48: Crossrail Place roof garden, a privately owned public space in Canary Wharf
	Fig 49: diagram showing potential locations for open green space. Please note that this diagram is indicative of an approach and not to scale.
	Fig 52: a young street tree towards the southern end of Sheep Lane
	Fig 53: diagram showing trees to be retained
	Fig 54: diagram showing play on the way at street level. Please note that this diagram is indicative of an approach and not to scale.
	Fig 56: diagram showing different public spaces and street types design principles
	Fig 57: high level walkways in the City of London
	Fig 58: access to the upper deck of the South Bank is via the Royal Festival Hall
	Fig 59: Mentmore Terrace in London Fields, an example showing the potential relationship between converted railway arches and taller new buildings
	Fig 60: pedestrian routes, parking/loading bays and vehicles routes are separated by different surface treatments and planting at Dujardin Mews by KCA architects (photograph Tim Crocker)
	Fig 61: Street section locations
	Fig 62: photograph of Bush Road
	Fig 63: section diagram showing an example of a Bush Road as a Local street (urban neighbourhood) and the relationship of street width to height of the buildings that enclose it
	Fig 65: section diagram showing an example of Sheep Lane as a Secondary street (urban neighbourhood) and the relationship of street width to height of the buildings that enclose it
	Fig 66: photograph of Andrews Road
	Fig 67: section diagram showing an example of Andrew’s Road as a Local street (urban neighbourhood) and the relationship of street width to height of the buildings that enclose it 
	Fig 68: Mentmore Terrace in London Fields, an example showing the potential relationship between converted railway arches and taller new buildings
	Fig 69: section diagram showing an example of the railway arches a contemporary working yard and the potential relationship of street width to height of the buildings that enclose it  
	Fig 70: diagram showing different building design principles. Please note that this diagram is indicative of an approach and not to scale.
	Fig 71: reduced height areas
	Fig 72: diagram indicating neighbouring habitable room windows
	Fig 73: diagram showing opportunities for taller buildings
	Fig 74: diagram showing an example section through the bus garage and demonstrating that the locations for stairs and lifts (therefore the tallest parts of the building) are restricted by the bus garage structure
	Fig 75: a diagram showing that the tallest levels of homes is likely to be limited to the perimeter of the bus garage as a result of building an structurally efficient bus garage
	Fig 76: Agar Grove by Hawkins Brown is the largest Passivhaus development in the UK, it has a optimised form and the balconies shade the homes from the sun to reduce overheating
	Fig 77: Ebury Edge, London can be disassembled, relocated and reassembled multiple times
	Fig 78: photovoltaic panels on the roofs at Solarsiedlung, Freiburg by Rolf Disch
	Fig 79: showing proposed ASHP enclosures on the roof of proposed buildings at Agar Grove, London
	Fig 80: Colville estate has high quality, dual aspect home. Photo credit Simon Menges.

