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South Thamesmead Phase 2: Binsey Walk

Introduction to the project and the design team

Meet the design team

What today’s event is all about
South Thamesmead Phase 2 (Binsey Walk) is an exciting project that will be the next phase of the South Thamesmead
regeneration. The project has a valid outline planning consent from 2016 which includes approval for up to 329 residential units.
Peabody’s overall aims for this project are to deliver:

PEABODY
Peabody is a housing association and charitable
trust managing over 104,000 homes across
London and the Home Counties. Peabody has a
long history of leading successful regeneration
projects, and remains committed to delivering
regeneration that genuinely benefits existing
residents.

• A high quality development next to Southmere Lake, which forms part of the wider regeneration of Thamesmead
• Buildings of high quality design which inspire pride in the local area
• Re-housing opportunities for residents from Wolvercote Road as well as attracting new people to Thamesmead

The Phase 2 site

The brief

KARAKUSEVIC CARSON ARCHITECTS

329 mixed tenure
homes including 59
homes for existing
tenants

New public
spaces with play
for different age
groups

An award-winning studio that specialises
in public housing design and major public
projects across London and the UK. We work
very closely with residents, stakeholders
and our clients to bring about high-quality
housing that stands the test of time.

Pedestrian-friendly
streets with new
walking and
cycling routes

TURKINGTON MARTIN

Phase 1:
To be completed in
Decemeber 2022

Phase 2:
Now under consultation

Engagement in South
Thamesmead
South Thamesmead Phase 2 is part
of Peabody’s long-term regeneration
programme. We are committed to
working with local communities to
ensure our plans for the area meet
local needs and aspirations.

Lake edge improvement
works with places to sit
and relax

A London-based practice with a strong track
record in design. Many new streets, open
spaces and play facilities have been delivered
for major housing projects, including many
years of experience in Thamesmead.

Parking for local residents
with 10% residential blue
badge spaces

Indicative project timeline
2016 - Outline planning
permission granted

April 2022 Public Consultation 01

2020 - Karakusevic Carson Architects & Turkington
Martin win design competition to prepare detailed
designs

www.thamesmeadnow.org.uk

2023 - Start on site if planning permission
is granted

2022 - Detailed design proposal
submitted for planning

2026 - Residents move in to
their new homes!
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Regeneration context

The South Thamesmead Regeneration Area
Peabody has a long term vision for Thamesmead. As one of the biggest regeneration projects in the UK, we are taking a ‘Whole Place’ approach. As well as building thousands of new homes, our mission is to
make Thamesmead a great place to live, work and visit. South Thamesmead Phase 2 is part of a larger seven-phase regeneration programme in South Thamesmead. We received outline planning permission
in 2016 for 329 new homes on the site that was formerly known as Binsey Walk. The next step is to submit a detailed planning application. We are currently seeking your input of the detailed designs for South
Thamesmead Phase 2 and are aiming to submit the application in summer 2022. We are hoping to start construction in early 2023.
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New homes in South Thamesmead
We have already built 130 new homes in
South Thamesmead along with the new
library at the Nest, and will complete a
further 404 this year. These homes, all
part of Phase 1, will frame the new Cygnet
Square, which will host new shops and
cafes alongside markets and cultural events
throughout the year.
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Another 329 new homes at South
Thamesmead Phase 2 will follow, creating
high quality buildings and landscape along
the lakefront.
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There are seven phases of regeneration in
South Thamesmead, and we are offering
residents in later phases the opportunity
to move into one of the new homes we are
building. We held an independent ballot for
residents of Phases 3-7, in 2019, and 70% of
local people voted for the regeneration to go
ahead.
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South Thamesmead will eventually see up
to 3,000 high quality new homes, including
better streets and playspace.
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Improving your area
Alongside new homes, we have completed
landscape improvements to the natural setting
of Southmere Lake and have started building a
new boating club that will open up the lake for
the use of the community.
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We have also upgraded the windows in all 19
of the towers in South Thamesmead and have
made improvements to streets and courtyards
in Southmere and Parkview Estates.

www.thamesmeadnow.org.uk
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Future Phases
Phases 3 - 7 are
still in early stages
of development
and are subject to
outline planning
approval. Peabody
will consult on
these phases as
they progress.
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New homes, landscape and lake front edge
Key design principles
1

Early Layout Ideas

Early Site Model

Harrow Manorway

These five principles are guiding our
design decisions for the buildings
and landscape.
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Outline planning permission for a development
of 329 new homes was granted in 2016 for
this site. Our early proposals for the heights
and shapes of the new buildings fall within the
allowances of the outline permission.
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Maximise lake views for
residents
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Prioritise sustainability and
biodiversity
D

Create safe cycling and
walking routes

C
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We are aiming to create a development of
consistent height with some taller ‘marker’
buildings to the North and South, to fit with
the context of the new homes we are currently
building around Cygnet Square.
The shape of the buildings means the majority
of homes of all tenures will enjoy views over
Southmere Lake.
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Southmere Lake

Improve the lake promenade

N
Use high quality, robust
materials

The majority of new homes of all tenures will enjoy views over Southmere
Lake

New playspace at ground floor will make the most of the natural setting of the
lake and surrounding parkland

www.thamesmeadnow.org.uk

A new street to the rear will be lined by windows and front doors at ground
floor level
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Landscape and play spaces

Play Strategy
Greening: Concept
The strategy for the public spaces responds to
Peabody’s ambition to create London’s greenest
place to live.

Perspective view of the promenade

Public doorstep play (0-4yrs)

Natural play/social space (5-11yrs)

Private doorstep play (0-4yrs)

Play on the way/sculptural play (12+yrs)

Equipped play (5-11yrs)

Active play (all ages)

Play elements are integrated into the public spaces and private gardens
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Types of play spaces
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Landscape and play spaces

Please tell us the top 2 play features that you would like to see from each of the below categories by
placing a sticker on the images.
Garden street doorstep play

Climbing

Neighbourhood square equipped play

Spinning

Acoustic play

Optic play

Sliding

Sliding

Swinging

RICHTER

Private residents courtyard doorstep play

02/15

Climbing

Balancing

Spinning

Green street natural play

Educational play

Balancing

Gathering
spaces

Copyright © Richter Spielgeräte GmbH

Imaginative
play

Climbing

GMBH

·

D-83112

FRASDORF

·

FON

+49-8052/17980

Balancing

4180

Jumping

Exploitative play

All ages active play

The view through the Octascope focuses
on the world. As with the Kaleidoscope,
the reflection causes a symmetry thus
creating new shapes and arrangements
by the turning of mirrors when the
Octascope is manipulated.

Playful games

Optic play

Suitable
- for parks, pedestrian areas, hospitals,
zoological and botanical gardens
- public buildings, school, research
institutions
The telescope is particularly suitable
for lookout points and special viewing
areas.
Kaleidoscope
Octascope
Telescope
graubner Play Stations for
Developing the Senses

Vandalism

slightly vulnerable

Supervision

not necessary

Explanation Board not necessary

special version

Installation

indoors and outdoors

Safety check
(EN 1176)

not necessary

Installation in
concrete

possible

10.25000

Balancing

FAX

Function and Play value
Originally, in Greek, kaleidoscope meant
„beautiful picture viewer“. It is fascinating seeing the images created by the
Kaleidoscope. Symmetry as a word and a
concept - the basic pattern of perception
- becomes visible by the images created
by the axis of reflection. This reflection
causes moving, transparent small coloured parts to converge from two sides.
This symmetry is visually not only simple
duplication, but increases the impression
of a whole new and complete figure.
This wholeness is the open secret. The
perception awakens the power of fantasy
in both children and adults. A stream
of ever-changing and never-repeated
constellations is created with a handful
of materials - a series of coincidences in
the truest sense of the word. The smallest
movement, the slightest turn when
looking into the Kaleidoscope, and the
whole picture changes.

35

Educational
play

·

Climbing

Promenade play on the way and active play

Design W. Graubner according to H. Kükelhaus

Jumping

SPIELGERÄTE

Spinning

Climbing

Jumping

Natural
play

www.thamesmeadnow.org.uk

10.23100/10.24100

All ages active play
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Next steps

Have your say

What’s next
?

What do you think about
our early ideas for
Binsey Walk?

We have planned two public consultations, which will give you opportunities to give
your feedback at key stages of the design process. We will also be updating the project
website with news and information on the proposals. You can visit the website link
below to stay informed about the project.
https://bit.ly/3JYeP05

2022
April

We are
here

Return
your survey
before
13 May!
Tell us what you think!
Your feedback is valuable to us and we will use it to develop the design.
We have created a short survey that invites your feedback on our early ideas
and design principles. Please scan the QR code to complete the survey online
(alternatively you can use the URL link below)or use the Freepost Return
Envelope to post your survey back to us.
Thank you!

Public Consultation 1
Team and project
brief introduction
and early design
May

June

https://kca240507.typeform.com/to/xuHHc4fS

How to get in touch
Any questions? Please email the team at ThamesmeadNow@peabody.org.uk or contact Sarah-Jane Day
(Thamesmead Information and Engagement Manager) by calling 020 3828 3671.

www.thamesmeadnow.org.uk

Public Consultation 2
Developed design
proposals

