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Executive summary

This document outlines proposals for a new, community-led development
of the site known as ‘Canalside Land’ Jericho. The proposals seek to
demonstrate how a vibrant and sustainable mix of uses could be established
on the site that address the needs and aspirations of the local community.
To that end, this document summarises how the brief for uses on the site
has been developed. It also outlines what further work is needed prior to
developing the proposals and submitting a planning application.
The proposals integrate six key elements which, together, will create a new
heart and focal point for the residents of Jericho and for the wider Oxford
community. These six elements are:
• a public square
• a bridge over the Oxford Canal
• a community centre
• a boat yard
• family housing
• retail and commercial units
The masterplan outlined in this document has been developed in consultation
with key representatives of the Jericho Living Heritage Trust, Jericho
Community Association, Jericho Community Boat Yard Ltd, British Waterways,
St. Barnabas Church and Oxford City Council Planning Department. Formal
consultation with the general public took place in December 2010.
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View of the proposals from the south-west.
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Introduction
This document marks a point in a process. It is not a finished design proposal by any
means, but nor is it merely a record of conversations and aspirations. It is an attempt
to weave together many strands of thinking into a beautiful, resilient and sustainable
piece of local fabric.
The calmness and gentle scale of this part of Oxford is a very particular quality, as
was the wonderful juxtaposition of boatyard, houses, pub and church on and around
this site. A community led development could realise the site’s potential to become
the centre of communal life for Jericho without sacrificing the things that local people
love about it, and for which they have fought so hard to protect.
The methodology of the study has been firstly to listen as closely as possible to as
many interested and authoritative voices as possible, and then to develop new ideas
through mapping and discussing alternative development options for the site (the
current proposal is option number fifteen). The mapping process has been financial
as well as architectural, since any successful proposal must be viable and adaptable
into the future.
While some specific reservations have been recorded, which will need to be addressed
during development of detailed planning applications, the proposals have the broad
support of all parties to the conversation so far and are seen to form a sound basis for
detailed design development.
Haworth Tompkins Ltd was appointed by the Jericho Living Heritage Trust (JLHT)
to develop a masterplan for the site In July 2010. The masterplan, developed in
consultation with key stakeholders including representatives of the JLHT, Jericho
Community Association (JCA), Jericho Community Boat Yard Ltd (JCBY), British
Waterways (BW), St. Barnabas Church and Oxford City Council (OCC) Planning
Department, is to form the basis for future fund-raising and grant applications.
The resulting masterplan seeks to incorporate a number of uses on the site in response
to this consultation, OCC planning policy and the appeal decisions resulting from
recent planning applications.
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The proposals also consider how the site is to be used in the temporary condition
while funds are raised to pay for building work, planning permission obtained etc.
and how the construction work may be phased.

Aerial view of north-west
Oxford with the site outlined
in red.

In tandem with design work, Coin Street Community Builders have developed a
business management plan which demonstrates the financial viability of the scheme.
To support this work, the preferred design option has been costed by Davis Langdon.
Their cost report is included in Appendix B.
Brief
In our initial brief and while developing our proposals for the site, six key elements
have been identified. These are felt to be crucial to the long term success of the
development in terms of its relationship to the community and financial sustainability.
The list includes all five of the elements identified by OCC in their Development
Guidelines for the site, adopted October 2001.
The key elements are:
• a public square - to create an appropriate setting for St. Barnabas Church
and to include the winding hole on the canal. The space should be suitable
for a wide range of events;
• a bridge over the Oxford Canal and possibly Castle Mill Stream to provide
a more convenient pedestrian link between Jericho and the route to Oxford
railway station;
• a community centre for the Jericho Community Association based on the
area schedule set out in their outline planning permission;
• a boat yard to allow DIY repairs to boats in and out of the water;
• family housing either for sale or for rent;
• retail and commercial units to generate daytime activity and to provide
income for general maintenance and upkeep of the public realm.
The following aims have also been established as being important to the long-term
success of the scheme:
• the proposals should make the most of the canal side location while
respecting the setting of the church and neighbouring residents;

Haworth Tompkins Ltd
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Site Analysis and constraints
• the development should be financially and environmentally sustainable;
• the mix of uses should respond to the needs of the community;
• buildings facing the public square and canal should have active façades.
Site
The 0.8 hectare site lies on the western edge of the area of Oxford known as Jericho
- a predominantly residential district to the north-west of the centre. To its west, it
is bounded by the Oxford Canal, while to the east lie St. Barnabas Church, gardens
and housing on St. Barnabas Street. To the north lie gardens serving Combe Road
and wharfage used by College Cruisers Ltd. To the south lies a wooded area owned
by Worcester College. The site’s excellent location and outlook present an enormous
asset to the local community.
The site is unusual in that it has remained largely undeveloped with only small
buildings having been built to support its former role as a wharf.
Pedestrian bridge to the south of the site with Isis lock beyond.

Area and Site History
The Oxford Canal from Coventry to Oxford opened in 1790 and was for some time
the quickest way to transport goods from the midlands to London via the Thames. A
number of new industries established themselves in the area to take advantage of the
canal and, as a result, the area developed rapidly in the 19th century. The terraced
housing, now characteristic of the area, was built to house workers from these new
industries such as Lucy’s Foundry and the Oxford University Press.
St Barnabas church was built in 1868-9 at the expense of Thomas Combe, printer to
the University, on land donated by George Ward. Until its construction, the land had
remained undeveloped. The design by A.W. Blomfield is Italianate in style, following
a Romanesque basilica plan form.1
The site is shown on historic maps as a wharf. By 1927, the southern end of the site
is part of a ‘corporation wharf’ which also includes the current Worcester College
housing on Great Clarendon St. Buildings are first shown in front of the church in
1937 in a similar location to the current workshops. The wharf is believed to have
1

St Barnabas, Oxford, A short history and guide. 2008, St Barnabas Church.

View south along the canal with St. Barnabas Church tower on the left.
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been used for delivery of coal well into the 20th century2 before being used from the
1960s for boat hire businesses and mooring a floating restaurant before becoming
boatyard in the 1970s. The dry-dock currently on the site was not built until the early
1980s.3

Foot Bridges

Isis Lock
Worcester College

Historic maps show that a terrace of houses on Dawson Place had been built by 1876
which remained until after 1937. It is assumed these were demolished to build the
current flats on Canal Street and garages on Dawson Place.
Gloucester Green
Bus Station

Site Ownership
The area outlined in red on the site plan above was purchased from British Waterways
by Spring Residential Ltd in 2007. Spring and their parent company Castlemore
Securities went into administration in early 2009. HSBC is the only creditor on the
site, and the administrators are PricewaterhouseCoopers (PwC).
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An Archaeological Desk-Based Assessment. 2007, John Moore Heritage Services for Spring Urban Regeneration.
Statement on the Provision of Boatyard Facilities. 2007, Adams Hendry for Spring Urban Regeneration.
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View look south across the site.

Above: View looking west across the site.
Right: View east along St. Barnabas Street.
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The blue dotted line on the plan indicates the approximate boundary of
council owned land which the council has indicated it will contribute to the
site for the provision of community facilities; the area shaded pink indicates
a covenant to the Jericho Community Association for the provision of a new
community centre. The community centre does not necessarily need to be
provided where the pink shading is on the plan.
The site boundary is set back 0.5m from the edge of the canal. BW retain
ownership of this strip as well as the triangular area in which a winding hole
is to be formed by the developer. BW have indicated that the location of the
winding hole can be changed to suit design proposals. The legal boundary
would need to be amended to reflect this.
Current Use
The majority of the site is currently vacant with 2m high timber hoardings
barring access from both the canal and adjacent street. Part of the northern
end of the site is used by College Cruisers for informal parking and ancillary
accommodation serving the business (office and store). There are 12 lockup garages on Dawson Place which are leased by Oxford City Council to local
residents. A small area of grass, tress and shrubbery lies on the north-eastern
corner of the site on Dawson Place and is fully accessible to the public.
There are a number of small buildings on the site in varying states of repair.
The majority are ‘lean-to’ type structures of brick / stone walls with lightweight roofs. These are located around the former dry dock to the west of St.
Banarbas.

Right: Site plan at 1:1250. Site boundary in red.
Ordnance Survey © Crown copyright 2012. All rights
reserved. Licence number WL1005543.
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Access
The site is can be accessed by vehicles and pedestrians at three main points. Primary
access is via large gates at the end of Cardigan Street between the boundary wall to
St. Barnabas Church and the Vicarage on St. Barnabas Street. To the north, alongside
the church, Dawson Place gives access to the current garages and car park.
In addition, access could be gained via Great Clarendon Street at the southern end of
the site. Great Clarendon Street connects with Walton Street, but has a more secluded
feel adjacent to the site where the cul de sac has been appropriated with plant pots
etc. by the neighbouring residents.
In addition of course, the site is accessible by boat from the Oxford Canal. The towing
path on the opposite side is a pedestrian and cycle route from the railway station to
the south.

View west along Cardigan Street with the entrance to the
site in the distance.

Other legal issues
There is believed to be an easement across the southern part of the site where Thames
Water pipes cross from the pumping station to Castle Mill Stream. Thames Water are
currently unable to locate copies of the easement. However, it is not thought that
vehicular access is required to the pump house which is accessed via Worcerster
College property. See Appendix C.
With the exception of a right of way across the forecourt garages in Dawson Place, it
is believed that there are no other rights of way or easements over the land. This will
be addressed during the planning process.
Windows on properties on Great Clarendon Street and St. Barnabas Street are located
on the site boundary. Rights of light and fire separation issues would need to be
considered in the proposals.
Existing Services
Services searches were carried out by Spring Residential’s agents and these are
summarized:
Drainage
There are separate foul and surface water drains shown in the surrounding streets.

View of the entrance to the site from Dawson Place. The
lock-up garages are on the right.
12
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There is no mains foul sewer shown in Dawson Place. There is a toilet in the existing
stable building on the site, indicating that there is a connection to the drains.
The pumping stations adjacent to the southern end of the site appear to be for surface
water drains, and a drain is shown from here, across the site and canal, and into
Castle Mill Stream.
Electricity
Plans show high voltage cables (2 x 33kV) running along Great Clarendon Street,
through the southern end of the site and under the canal and Castle Mill Stream.
The current proposals would not build on the location shown, but these should be
accurately surveyed to check they do not affect ground works. The cost of relocating
of these is likely to be prohibitive.
Gas
Gas mains are shown in Canal St, Cardigan St, St Barnabas St. and Great Clarendon
St. There is no gas main shown in Dawson Place or crossing the site.
The costs that have been assumed in the cost report for main services connections
should be tested at a later stage.
Adjacent Occupiers
College Cruisers operate a boat hire business from the canal side to the north of
the site accessed from Combe Road which is leased from British Waterways. Their
current reception and workshop buildings are within the site and they also currently
use the northern part of the site for car parking. They are a potential tenant for office
or workshop space to replace their existing use on the site and a potential customer
for the boatyard.

Main entrance to College Cruisers dock at the end of Combe Road.

St Barnabas Street, Combe Road and Canal Street residents will need to be considered
in terms of daylighting, noise and general amenity.
Worcester College will need to be consulted on neighbourly matters. It is possible
that they will wish to rent housing if it were to be provided at the southern end of the
site, in which case, direct access between the site and Worcester may be considered.
However no formal discussions have been undertaken at this stage.
St Barnabas Church is an important part of the local community. In addition to
religious services, a number of concerts and events are held in the building.

Haworth Tompkins Ltd

View across the site with the ‘stable’ building on the right.
The gable wall of the vicarage is on the left.
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British Waterways retain the ownership of a 500mm strip of land adjacent to
the canal as well as a triangular area in the intended location of the winding
hole. They need to be consulted on any work affecting the canal.
With the exception of the church, neighbouring buildings are mostly limited
to two storeys.

Flood Risk
The site is classed as Flood Risk Zone 3, defined as being within the functional
flood plain, in this case from Castle Mill Stream. Building other than essential
infra-structure is only allowed in this zone subject to a ‘sequential test’ and
exemption test’ to show that there is no other site for uses that meet other
planning objectives.

Site Contamination
There is a possibility of ground contamination due to previous uses of the
site such as the storage of coal, oil etc. and due to natural contamination
from methane etc. A ground investigation report commissioned by Spring

Flood Risk Assessments for both the Spring Residential application and the
Community Centre scheme looked at the 1 in 200 year flood level and found
that the northern part of the site is below this level.

Residential suggests that there is some contamination present but that
this would not preclude development of the site. This assumed a use of
‘residential without vegetable up-take end use’. It is recommended that
further site investigations are carried out to confirm this and to recommend
measures to make it safe to grow food on the site.
A sum has been allowed for remediation of any ground contamination in the
cost plan.

At this stage, we have assumed that part of the public realm and the boatyard
will be flooded. |t will be necessary to raise the ground floor of the houses
slightly above ground level to protect them from floods. It is understood
that the southern part of the site is above the flood plane, and so will have
little impact on the community centre. However, a Flood Risk Assessment
should be carried out based on the proposals at a later stage and will be
required for a planning application.

Ecology
The majority of the site is covered with concrete or tarmac hard standing with
self-seeded trees and vegetation colonising it in places. It is recommended
that an ecological survey, including a nesting bird and bat survey is carried
out at a later stage.
On the corner of Dawson Place and Canal Street a small area of lawn with
small trees and shrubs has been established. It is proposed that this area be
retained, although a residential property could be considered.
The towpath and land between the canal and Castle Mill Stream is wooded and
forms a corridor which links the city with Port Meadow and other ecologically
important sites. Through the creation of new gardens and landscaped
spaces, the new proposals should enhance the bio-diversity of the site.

14
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planning history
In recent years two controversial applications have been made to develop the site.
Both applications consisted of large quantities of housing which were seen as largely
ignoring the needs or concerns of local residents. Both applications were rejected
by Oxford City Council and then rejected again at appeal. Although traumatic and
stressful, the process of resisting the planning applications has had a positive effect
on residents in that it has helped to bring them together to establish the JLHT and
the JCBY. From that the idea has emerged that it is both feasible and desirable to
develop the site to respond to the needs of the community.
The forcible removal of residential boats, their owners and supporters the from
the site in 2006 made national headlines and further garnered local support for a
community-led scheme.
Feb. 1994

Aug. 1994

May 2004
Aug. 2005
July 2006
Aug. 2007
Dec. 2007
Oct. 2008
June 2010

Permission granted to BW for 12 houses, 2 flats, chandlery/
office and cafe with public square and footbridge over the canal
(permission now expired). The site for this did not include the
area currently used as car parking by college cruisers.
An application from BW for 11 houses, 23 flats, chandlery/
office and cafe with public square and footbridge over the canal
withdrawn.
Permission refused for Bellway Homes and BW application for 46
flats.
Bellway Homes and BW application dismissed on appeal.
Permission refused to retain hoarding and razor wire.
Permission granted for new building on College Cruisers site
Permission refused for Spring Residential application for 54 flats
and community centre
Spring Residential application dismissed on appeal.
Outline permission granted for Community Centre on the site of
the Dawson Place garages.

Haworth Tompkins Ltd

Ground Plan of Spring Residential scheme
(Not to scale)
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The appeal for the Spring Residential scheme was primarily rejected on the
grounds that:
it fails to make adequate provision for canalside (boatyard)
facilities;
it would fail to engage successfully with its surroundings and
would harm the character and appearance of the area - in
particular the setting of St. Barnabas Church.

Listed Buildings
St Barnabas Church has recently been re-designated as Grade I listed (from
Grade B ecclesiastical - equivalent to Grade II). Any proposals will need to
carefully consider its setting. Views of the church from the canal towpath and
long views of the tower are particularly sensitive. Principal reasons for the
re-designation are as follows4:
-

Copies of The Planning Inspectorate’s Appeal Decision can be found in
Appendix D.
Conservation Areas
Oxford City Council has recently designated Jericho as a Conservation
Area. The area extends to the far side of Castle Mill Stream, ending on the
boundary of railway land. It therefore includes the canal setting as well as the
residential terraced streets of Jericho.
Consent must be applied for to demolish any buildings or remove any trees
within a conservation area, and proposals for new buildings must preserve
or enhance the character of the conservation area.
The site also borders the Central Area Conservation Area at its southern
boundary with Worcester College although it is not felt that this would impact
on the proposals.

-

It should also be noted that the listing is likely to apply to all structures
within the curtilage of the church, and so some of the proposals described
in the report may require listed building consent, for instance the removal
of the wall between the church and the proposed public space and other
landscaping work.

4
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It is a building of outstanding importance in the history of church
building in the C19 and whose use of Italianate Romanesque is
unparalleled at the time in Anglican church-building.
It is a major work by a leading church architect of the C19.
(Arthur Blomfield)
It uses innovative methods of construction.
There is internal decorative work of outstanding significance,
enhanced by its little altered condition.
It is an important monument to the influence of the Oxford
Movement in the city where it began.

Schedule of Designation. DCMS / English Heritage
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St Barnabas Church, interior view.

Haworth Tompkins Ltd

St Barnabas Church, external detail.

Eastern boundary wall to St Barnabas Church.
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PROPOSALS
In developing our proposals for the site, six key elements have been identified. These
are felt to be crucial to the long term success of the development in terms of its
relationship to the community and its financial sustainability. The list includes all
five of the elements identified by OCC in their Development Guidelines for the site,
adopted in October 2001.
1 Public space
At the heart of the proposal is the new public square. Situated between the nave
of the church and the canal, the square will be large enough (40m at its widest) to
hold public events such as markets or street theatre. The church and other buildings
around the square will form an evocative back-drop to these events.
It is proposed that the boundary wall on the south-side of the church be removed so
that the public realm extends to the face of the church. Listed building consent would
be required for this.
The presence of the canal will add to the animation and activity within the space
and will create a focus for all the neighbouring uses especially cafés and shops. The
winding hole (boat turning area), which also forms the entrance to the boatyard’s
dock, is also situated in the square. With the agreement of BW, this facility could
used for water based events such as small boat shows or canal ‘open-days’.

“The boatyard and its work is part of a complex human ecology
that sustains all kinds of life: economic life, artistic life, social life,
environmental life, cultural life in the widest possible sense. It’s part
of what has made Oxford the incomparably fertile place it is, a place
where the imagination can take root and flourish. It takes centuries to
build up this rich soil.”
Phillip Pullman at the first planning appeal, 2005.
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It is anticipated that the square would be predominantly hard landscaped with good
quality paving used throughout. Tables and chairs from the adjacent cafés would be
allowed to spill out into the square in the summer.
The south side of the square extends to the entrance of the Community Centre, and
then continues as a wide tow-path to the south end of the site. This walking route
would pass the key spaces in the community centre and then connect back to the
quieter residential streets.

Jericho Feasibility Report. January 2012

View of the proposals from the north-west.

Haworth Tompkins Ltd
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2 Bridge
One of the key ingredients for the success of the square is a new bridge linking the
square with the tow-path on the opposite side of the canal. A simple lifting bridge
is proposed for the south-west corner of the square. It is anticipated that this new
connection will form a natural route for pedestrians between north-west Oxford
(including Jericho, the Radcliffe Infirmary site, Walton Manor etc) and Oxford railway
station. Alternative locations for the bridge have been explored - including at the
end of Great Clarendon Street - however the proposed location is felt to be the most
appropriate as it will bring the greatest number of pedestrians through the public
square.

5

5
3

6

6

1

3

4

4

5
5

2

Site plan (not to scale)
1 Public space
2 Bridge
3 Boatyard
4 Community Centre
5 Housing
6 Retail and Commercial Space

A moving bridge is proposed as this would be the most accessible for wheelchair
users and cyclists - a fixed bridge would require extensive ramps or lifts. For the
majority of the time, the bridge would rest in its closed / lowered position to allow free
pedestrian movement. Canal users would need to raise the bridge using a standard
BW key. A similar bridge is currently in use in Thrupp (approximately 6 miles to the
north) although the proposed bridge would not be wide enough for vehicles.

3 Boatyard
Provision of a boatyard is central to the community’s aspirations for the site. There is
a clearly expressed need for space where local boat dwellers can repair their boats or
employ local tradesmen to carry out more specialist work. In developing proposals
for the boatyard, HTL visited the Uxbridge Boat Centre. Their feedback on working
methods has been invaluable in forming these proposals.
It is proposed that the boatyard be built on the north side of the site for a number of
reasons. This is the lowest part of the site and is therefore most prone to flooding.
Boatyard uses at ground floor would be the least affected by this flooding. There
are also fewer surrounding residential properties here, making noise attenuation
form the boatyard easier. It is also a potential benefit to locate the boatyard next to
College Cruisers as they may wish to use the facilities at market rates. They have also
expressed an interest in renting office accommodation within the development as
their offices are currently located on the site to be developed.

20
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Images of sketch model
Left: From the north
Right: From the south-west

Haworth Tompkins Ltd
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A wet dock would be formed to allow a 72’ narrow boat to be worked on from both sides
under cover. A simple steel gantry and lifting winches would allow the boat to be lifted
from the water and moved to adjacent hardstanding, alternatively boards could be slid
across the dock to form a temporary working platform. The layout illustrated here would
allow two boats to be worked on out of the water. A further boat can be moored on the
canal with access from one side. Acoustic screens would shield the square from noise
created in the dock. The yard would be covered by a simple streel frame structure with
a light-weight roof. The side facing the canal would be largely open so that work inside
is visible to passers-by, but shutters or sliding screens could make the building more
secure and reduce noise disturbance.

Uxbridge boat yard

A a two storey masonry building is proposed between the working area and the adjacent
housing. This would house a café and/or chandlery (shop selling boat equipment and
repair materials), offices for the yard and for College Cruisers, stores and workshop
space. The workshops could be leased to local tradesmen such as joiners, mechanics
or electricians or they could be rented on a short-term basis by boaters. This building
forms an important acoustic barrier between the yard and the adjacent housing. It would
also serve as an information point for the public. It is also envisaged that boatyard will
be able to offer training in relevant skills. Funding may be available to support training
courses, but this has not been explored as part of the study.

4 Community Centre
The JCA has a well developed understanding of their requirements and have produced
a detailed space brief. This has formed the basis of their outlining planning permission
for the Dawson Road site (see http://uniformpublicaccess.oxford.gov.uk/publicaccess/
tdc/DcApplication/application_detailview.aspx?caseno=KKK2MSMF0KK00) which will
enable them to improve and build upon the services they already provide to the local
community.

Above: dry dock at Uxbridge boat yard
Below: chandlery

In consultation with the JCA, St. Barnabas Church, Oxford City Council and other
stakeholders, we have explored the potential to move the Community Centre to the
southern part of the site. As shown in the proposals this would give the centre a long
canal frontage, thereby maximising their visibility to the local community. This location

22
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would allow ground floor spaces - especially the main hall and café - to open out to
the canal. The café would also open on to the edge of the square.
Pre-school provision would also be located on the ground floor with a small, secure
garden on the north side of the site. Kitchen, stores, office, changing rooms and
seminar rooms would also be provided on the ground floor. The remainder of the
rooms including a second hall space, would be provided on a second storey.
The main body of the building would be pulled away from the site boundary so as to
allow light into the neighbouring gardens. The plan would also need to avoid existing
windows in the boundary wall at 11/12 St. Barnabas Street and 58 Great Clarendon
Street.
A vernacular building type - a simple pitched-roof form - is proposed for the building.
Pitched roofs are typical for the area and reminiscent of traditional canal side
architecture and would enable a variety of construction methods including self-build,
timber frame systems.

Sketch view of the proposals looking from
the north on Cardigan Street. St. Barnabas
Church is on the right.

View north up Cardigan Street with the existing
Community Centre on the right.

Haworth Tompkins Ltd
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5 Housing
A variety of housing types and sizes could be accommodated on the site but it is felt
that terraces of individual houses are best suited to the scale of Dawson Place and
Canal Street. The new family housing would extend the existing grain of housing
into the site. Modest two-storey 3 bedroom homes are proposed with back gardens,
however larger three-storey houses could be provided if necessary to provide additional
income - subject to daylighting and rights of light studies. Flats are proposed on the
corner of Dawson place and above the chandlery / café so as to provide a mix of unit
sizes. The new homes would be suitable for affordable rent, intermediate rent (eg
shared ownership) or private sale or rent.
Again, a vernacular pitched-roof building form is proposed. This is felt to be most
in keeping with local typologies. Houses on Dawson Place will be forming a new
backdrop to the church, so materials and detailing will need to defer to the church
but be of high quality.
6 Retail and Commercial Space
Four retail or commercial units are proposed, although these could be joined to form
larger units if necessary. The ground floor provides approximately 200m2 of floor
space, with the same provided again at first floor.
It is envisaged that a restaurant or café would be suitable as well as other small
businesses such as florist, bakery, newsagent or bike repair shop. The upper floor
could provide ancillary accommodation to support ground floor retail, or could be
used as an exhibition / information centre or office space. Alternative types of office
space could also be considered such as ‘The Hub’ in Islington where desk space
is rented on flexible terms and facilities, such as internet connections, are shared
between users.
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Other Elements
It is proposed that an energy centre be included within the development. The centre
could include CHP plant or ground / water sourced heat pumps to provide heat
and electricity to the site. Delivery of bio fuels by barge for biomass boiler could be
considered if suitable fuel sources are available in the vicinity and suitable storage
space can be provided. Cooling equipment could also be considered using canal
water. The viability of this would need to be tested further as there may be limited
demand for cooling on the site.
Sustainability
The brief calls for a zero carbon development. The detail of how this can be achieved
has not been explored in detail. However some overriding principles have been
discussed with the consultees. Principles include:
• Creating robust and adaptable buildings whose use can change over time;
• Buildings to use very little energy for heating and ventilation;
• Materials to be recycled, recyclable and contain low-embodied energy;
• Materials and equipment to be transported to and from the site by canal
wherever possible;
• Using renewable energy sources wherever possible.
The greatest potential seems to be for taking away spoil from canal excavation etc. as
marine engineering contractors have established practices for this. They could also
provide floating site facilities.
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Sustainable Design Standards
Housing may be assessed by the Code for Sustainable Homes. This rates schemes
from 1 to 6, with Code Level 6 defined as zero carbon. Level 4 would be the minimum
required for social housing grants. Code Level 6 would be the target for a ‘zero carbon’
house.
BREEAM (Building Research Establishment Environmental Assessment Method)
is the equivalent regime for nonresidential buildings. The cost plan assumes the
measures that may be needed to achieve BREEAM Excellent. A rating of Outstanding
has recently been introduced.
Passivhaus standards. This focuses on reducing space heating requirements with
very high levels of insulation and airtightness. It is estimated that this meets the
energy requirements of CSH level 3 or 4 without renewable technologies, and 5 or 6
with renewables.
Renewable Energy
Priority would be for efficient, low energy buildings. However to achieve a zero carbon
development it would be necessary to include energy generation from renewable
sources. There is good potential for heat generation using solar thermal collectors.
Bio-mass CHP should also be considered.
Canal water cooling (also heat sink for solar thermal in summer allowing them to be
sized to meet winter capacity) should be considered if demand justifies the cost of
installation. Wind power is not thought to be viable on the site due to its sheltered
position amongst high trees and issues of noise and appearance.
Further study would be needed by a services engineer to assess the viability of each
of these approaches.

Shared office space in ‘The Hub’, Islington

Haworth Tompkins Ltd
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Bridge design
Bridge
The council’s preferred location for the bridge in the site development guidelines is
at the south end of the site, as Great Clarendon St offers a direct cycling route to the
Radcliffe Infirmary site. However, it would seem more beneficial to the site if it was
located on the main public space. Early planning discussions suggest that this option
would be acceptable.
The added foot traffic will animate the space and bring greater security. The retail
and cafe uses here can capitalise on the passing trade and the public face of the
community centre and boatyard.
If in future a second span or separate bridge can be built over Castle Mill Stream,
this location is more closely aligned with the end of Rowely Street on the other side.
Bridging both waterways has been considered but discounted at this stage due to the
cost and complexity. Should funds be available, this could be pursued at a later date.
Early negotiations would be required with the land owner (Network Rail).
A fixed bridge:
- may obstruct sight lines for boats approaching winding hole be a planning issue
due to effect on views of the church;
- would require 45m of ramp, taking up valuable space on site and towpath sides;
- alternatively, a lift at each side would require ongoing maintenance and increase
the height and bulk of the bridge further.

Images of cantilevered bridges. The upper bridge is
seen as the most appropriate and least intrusive on
this site.
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A moving bridge:
- would require some ongoing maintenance.
- would require a management regime - eg. only usable by boaters with lock windlass?
- it could be an obstruction to boats when lowered / inconvenience to pedestrians
when raised;
- it is the most accessible option for wheelchair users and cyclists;
- the principle was accepted by BW as part of last Spring Residential proposal;
- the height would not affect views of the church as much;
- the movement of the bridge could add interest and become a landmark.
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Phasing and temporary uses
Description of phasing
The design has been developed to allow for an number phasing options. Each building
element can be constructed separately to suit funding and design programmes. A
potential sequence has been developed with the design team and is reflected in the
cost plan.
Temporary Uses
The plans for the site would need to be built in a number of phases, maybe over many
years. However, the site can begin to enhance the area and benefit the community
immediately.

Cafe in a converted shipping container

The site is currently isolated from both the streets and the canal and separates the two.
Once the lean-to structures in front of the church are demolished and the hoardings
are taken down, the site could be used to generate interest in the development
proposals and allow fund-raising activities to take place. Again, a potential sequence
of works has been developed and this is reflected in the cost plan.
It would be ideal if the bridge could be built at an early stage, but if not, maybe a pontoon
bridge could form a prototype for one day events. Several ideas have been discussed
for temporary uses on the site including weekend markets, theatrical and musical
performances (either out-door or in temporary structures). A temporary restaurant or
café would also be appropriate either as a temporary or floating building.

Canal side cafe and bike repair shop, Regents Canal, Hackney

Much of the initial site clearance work and construction of temporary buildings
could be carried out by volunteers. It would be relatively easy (with relevant planning
permissions where necessary) to demolish existing buildings. However, asbestos
surveys should be carried out prior to such work taking place.
The wet dock could be a suitable location for a floating temporary building (such as a
restaurant). Alternatively some boat yard / repair uses could be reinstated.
The area currently used by College Cruisers should remain accessible to them and
rent charged. The area to the south of the site could be used as a temporary car
park.
Temporary cinema in an old petrol station.
Haworth Tompkins Ltd
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Materials and architectural design
The Feasibility Study proposes a scheme for the layout and massing of the site, with the detail and
form of individual elements reserved for subsequent design stages. However, the sensitivity of the
context (the curtilage of a grade 1 listed building) and the consistency of architectural language
in Jericho suggests that simple, vernacular-based forms and traditional materials like brick and
slate are likely to be the most successful combination for the buildings around the church. The
boatyard and community centre buildings immediately adjoining the water could express a different
language based on the boatyards and sheds elsewhere along the canal, where timber and sheet
materials predominate. The feeling of a relaxed, informal public space by the canal should not
be overpowered by an architecture that is too strident, too fashionable or too self-conscious - the
church should remain the architectural focus of the space.
A simple, timeless design language will also enable elements of the scheme to be assembled
incrementally over time, temporary uses intermingling with permanent additions in an organic
way. The aspiration for a zero-energy development further reinforces the use of economical, low
embodied energy construction and robust detailing.
The images in this report are impressions of how the atmosphere of the scheme might feel, but
should not be seen as developed design proposals. Much more detailed work will be needed
before any planning application could be submitted.

Steel for boat building
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Temporary auditorium in an old boat shed

Community Hall, Raasay, Inner Hebrides by Dulachas architects.

Sheds in Hastings (photograph by Eric de Mare, from RIBA exhibition)
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Simple industrial forms in canal side buildings

Jericho brickwork
Haworth Tompkins Ltd

Community Hall, Raasay, Inner Hebrides by Dulachas architects.

Two housing developments in Venice - built right up to the water’s edge and offering a contemporary interpretation of traditional canal forms and materials
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