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1.0 Introduction 
1.1 Schedule of Accommodation Statement 
This Schedule of Accommodation Statement has been prepared by Haverstock, on behalf of the London Borough of 
Hillingdon (LBH) (‘the Applicant’) as part of a of a full planning application ref. 2382/APP/2023/2096 for the construction of 
buildings for a new water sports facility and activity centre at Broadwater Lake, Moorhall Road (‘the Site’). The facility will be 
known as the Hillingdon Water Sports Facility and Activity Centre (HWSFAC) (‘the proposed development’).  
 
 
The Proposed Development will provide a replacement facility of the former Hillingdon Outdoor Activity Centre (HOAC) (‘the 
former HOAC facility’) which is located on Dews Lane, Harefield, UB9 6JN. The former HOAC facility was a valuable 
educational and leisure resource for people of all ages. Whilst the former HOAC facility provided a very well used and 
valuable resource for outdoor activity, its facilities were outdated, incomprehensive and non-compliant with relevant 
standards and legislation. User group engagement undertaken as part of the submitted Equality Impact Assessment (dated 
May 2025) identified inadequate accessibility, and insufficient changing rooms and toilet facilities. Improvements such as 
secure drop-off areas, better storage solutions and enhanced communal facilities were also identified as being required.  
 
This Schedule of Accommodation Statement reviews each component of the proposed development in a clear, consistent 
format. For each facility element, it: 
 

1. Reviews Previous Provision – Describes the size and quality of the former HOAC facility, highlighting any limitations 
in capacity, accessibility, functionality, or compliance. The former HOAC facility was a product of its time, reflecting 
incremental growth, and by the time of its closure in October 2020, it required substantial improvement or 
replacement to meet then-current standards, which have since further intensified.  
 

2. Details Proposed Provision – Explains the role, location, and scale of the proposed space within the Proposed 
Development, showing how it responds to identified needs and meets current operational, accessibility, and 
regulatory requirements.  
 

3. Assesses Changes in Provision – Where facilities are new or differ in size from the former HOAC facility, the 
statement explains the reasons for these changes and how they support the overall operation, accessibility, and 
inclusivity of the site. 
 

This approach demonstrates that each part of the scheme has been carefully considered in relation to both existing provision 
and the requirements of a modern, accessible, and efficient facility. 
 

2.0 Operation Zone 
The Operation Zone is the site’s main building area, located close to the water’s edge and forming the hub of all on-site 
activities. Facilities are grouped within two buildings: the first houses the main office along with multi-purpose activity and 
camping spaces; the second contains the changing areas, WCs, and seasonal accommodation. The layout is designed to 
maximise views over the lake, maintain clear lines of sight from the main office for safety, and ensure compliance with 
current Building Regulations, best practice guidance, space standards, and the Equalities Act. 
 
Total GIA: 2,062 m² 
Total GEA: 2,294 m² 
 
 
2.1 WCs and Showers 
Previous Provision 
The former HOAC facility provided a total of 33 m² of WC space, arranged as two banks of five cubicles per changing room, 
along with 4 m² of showers arranged as six open shower heads. This level of provision was inadequate to accommodate the 
peak occupancy of up to 120 children, particularly during busy changeover periods. 
 
The facilities did not comply with Approved Document T, Approved Document M, or BS 30416 guidance, and were 
unsuitable for typical group sizes of around 30 per class. In addition, the open-plan shower layout failed to provide sufficient 
privacy, gender segregation, or consideration for users with specific religious or personal sensitivities. 
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Proposed Provision 
The Ground Floor North Quarter of the Operation Zone proposes 140 m² of WCs and showers- 4 WCs per changing room, 
serving a standard group of 30 pupils. This number has been calculated in line with DfE BB104 guidance, which for special 
schools, SRP, and units where pupils are less independent—and for pupils aged two to four—requires approximately one WC 
per 10 full-time equivalent pupil places. 
 
The design is ungendered, allowing use by all pupils regardless of gender split on site, and includes additional fittings to meet 
commentary in section 6.1 of BS 6465-1, which recognises that women require a higher level of toilet provision than men. 
Because each changing room and its associated WCs are intended to be used by all 30 students simultaneously, capacity has 
been designed for peak use, ensuring no shortfall. 
 
Three showers are provided per changing room. Shower provision follows BS 6465-1 requirements of 1 shower per 10 
people. In line with DfE and NHS guidance, showers are provided in separate cubicles for privacy, with at least one 
ambulant accessible shower cubicle with a private changing bench per changing room (minimum 1000 mm width with 
grab rails) in accordance with AISF D 2.2. As per AISF D 1.7.5, this provision of a private changing/shower cubicle 
accommodates users requiring additional privacy for cultural, religious, or personal reasons. 
 
Why this Size and Provision are Required 
The proposed provision is directly linked to group sizes and peak simultaneous usage patterns. Reducing the number or 
repositioning facilities further from activity spaces would result in queuing, extended changeover times, and diminished 
supervision, directly affecting operational delivery. The split provision between South and North Quarters ensures resilience 
and accessibility under varying operational conditions, while compliance with statutory and best-practice travel distances 
supports inclusion and safety. 
 
The WC and shower layouts are based on Building Regulations Part T (2024) and Sport England AISF D (2024) requirements, 
ensuring that the layout and dimensions meet current accessibility and usability standards. The proposed provision therefore 
represents a like-for-like reprovision in terms of numbers from the former HOAC facility, but with improved compliance, , 
privacy, accessibility, and capacity management for peak operational needs. 
 

2.2 Locker Lobbies 
Previous Provision 
The former HOAC facility did not include any locker provision. Circulation within the changing rooms was convoluted: spaces 
were interconnected with no separate access or circulation routes. This meant groups were often combined, increasing 
congestion and putting additional strain on the changing rooms. 
 
Proposed Provision 
Lockers are now proposed within the two lobbies leading into the changing rooms. These lobbies not only provide secure and 
convenient storage for personal belongings but also act as a visual screen, ensuring privacy and maintaining dignity for all 
users as they enter or leave the changing areas. Each locker lobby measures 22 m². 
 
Why this Size and Provision are Required 
The inclusion and size of the locker lobbies have been developed in line with Sport England AISF D (2024) requirements, 
which recommends that lobbies and screening be provided to protect users’ privacy when entering or exiting changing and 
toilet areas. 
 
In traditional open changing layouts, users typically hang their bags within the changing rooms themselves, and the room is 
locked for the duration of a session. This approach prevents users from re-entering to collect forgotten items or to leave early 
if the changing rooms are locked.  
 
By locating lockers in dedicated lobbies outside the main changing rooms: 

• Users can securely store bags and valuables before entering the changing area. 
• The main changing rooms remain clear, avoiding congestion around benches. 
• Privacy and safeguarding are improved through a visual and acoustic buffer that screens the changing areas from 

sightlines. 
• Passive supervision is enhanced via casual oversight by staff and other users, improving overall safety and security. 

 

2.3 Changing Rooms 
Previous Provision 
The former HOAC facility provided four changing rooms — two within a portacabin and two in the main building — with a 
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total floor area of 36 m². This was significantly below current standards, which require 1 m² per child; the facility needed at 
least 120 m² to accommodate the peak occupancy of 120 children. 
 
The two primary changing rooms were unequally sized for an uneven gender split (approximately 70:30), and neither met 
capacity or layout guidance for best practice. In practice, each was used by a class of around 30 children, causing 
overcrowding and operational inefficiency. 
 
Proposed Provision 
The new changing rooms and showers are designed fully in accordance with Sport England AISF D (2024). Each changing 
room provides approximately 1 m² per child, giving between 30-34 m² for a standard group of 30 children. With a peak 
occupancy of approximately 120 children, the design includes four changing rooms to ensure adequate capacity. A total 
area of 130 m² is proposed for the changing rooms. 
 
Benching provision meets AISF D guidance, with a minimum of 500 mm per person. Circulation areas provide at least 
1500 mm clear width throughout, meeting or exceeding AISF D 1.8 standards to allow comfortable movement and full 
wheelchair access. 
 
Why this Size and Provision are Required 
The size of each changing room directly reflects peak group sizes, 1 m² per user space standards, and circulation 
requirements for accessibility and operational efficiency. Reducing the floor area or altering the layout would compromise: 

• The ability to accommodate full class groups simultaneously without overcrowding. 

• Safe and accessible circulation for wheelchair users. 

• Privacy provision for safeguarding and inclusion. 

 
Facilities are located immediately adjacent to activity zones to minimise travel distances and supervision challenges, in line 
with Sport England and DfE best practice. 
 
The layouts are based on Sport England AISF D (2024), BS 6465-1, and DfE space standards, ensuring each space is 
compliant in capacity, accessibility, safeguarding, and privacy. 
 

2.4 Family Change 
Previous Provision 
The former HOAC facility did not provide any family changing facilities. There was no dedicated provision for: 

• Parents or carers with young children. 

• Inter-gender changing needs (e.g. father with daughter, mother with son). 

• Baby feeding or changing within an accessible setting. 

 
As a result, families with mixed-gender children or babies had to use standard changing rooms or WCs, which did not provide 
the privacy, safety, or space required. There was no suitable provision for accessible family use, and no integrated facilities 
for baby changing in compliance with modern best practice. 
 
Proposed Provision 
The Operation Zone introduces a dedicated family changing room with an area of 8 m². This room is designed to support a 
range of uses, including: 

• Baby feeding and changing. 

• Inter-gender changing and WC use (e.g. father and daughter, mother and son). 

 
The family changing room is designed in accordance with best-practice guidance, which recommends that: 

• Baby changing facilities should be available and located within an all-gender, wheelchair-accessible setting. 

• At least one facility should be fully wheelchair accessible, as illustrated in Sport England AISF D Figures D32 
and D33. 
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In line with guidance, baby changing has not been incorporated into designated wheelchair-accessible toilets to avoid 
extended waiting times, unless other baby changing provision is located nearby. It is also recognised that Changing Places 
assisted-use facilities are not appropriate for use as baby change units. 
 
Why this Size and Provision are Required 
The family changing room is sized to comfortably accommodate a parent/carer, a child, and any required mobility aids, 
while also allowing for safe and convenient use of the baby changing unit, WC, and basin. The location of these rooms within 
the facility ensures: 

• Direct, convenient access from both wet and dry activity areas. 

• Proximity to other changing and sanitary facilities for operational efficiency. 

• Avoidance of circulation conflicts with larger group changing rooms. 

 
The layouts comply with Sport England AISF D (2024) guidance for accessible family provision. 
 
This is a new facility compared to the former HOAC site. Its inclusion addresses a significant gap in the original provision, 
improves accessibility and inclusivity, and meets modern expectations for family-friendly facilities in public, educational, 
and sport-related environments. By introducing family changing rooms, the development better serves parents, carers, and 
guardians, supports safeguarding, and provides flexibility for a wide range of operational scenarios. 
 

2.5 Accessible Hygiene (Changing Places) 
Previous Provision 
The former HOAC facility did not include any family or accessible hygiene (Changing Places) facilities. There was no 
provision for people with profound and multiple disabilities who require assistance from carers, no ceiling hoist systems, and 
no sanitary accommodation exceeding standard accessible WC dimensions. As a result, the facility could not cater to the full 
range of accessibility needs now recognised in modern guidance and regulation. 
 
Proposed Provision 
Two Accessible Hygiene (Changing Places) rooms are proposed within the Operations Zone — one serving the North 
Quarter and one the South Quarter. Locating one in each zone ensures that at least one facility remains available if part of 
the building is locked down for security or out of use for operational reasons. 
 
These rooms are designed in accordance with Building Regulations Part M (2021 edition), which makes provision of 
Changing Places facilities a requirement for public buildings. Each room: 

• Has a minimum 12 m² gross internal area. 

• Includes a peninsula WC to allow access from both sides. 

• Provides a wash basin (preferably height-adjustable). 

• Contains a fixed or mobile ceiling-mounted hoist system. 

• Offers sufficient space for two carers to assist. 

 
The design also aligns with Building Bulletin 103 guidance for special educational settings, ensuring appropriate equipment 
and circulation space. Together, the two accessible rooms have a combined area of 35 m² — slightly larger than the 12 m² 
minimum recommended — to accommodate the concealment of pipework and integrated plumbing systems (IPS). 
 
Why this Size and Provision are Required 
The minimum 12 m² size is mandated by Part M for Changing Places facilities and is necessary to accommodate: 

• A wheelchair user in comfort. 

• One or more carers. 

• Specialist equipment such as a hoist and adult-sized changing bench. 

 
Positioning these rooms in both building quarters: 

• Ensures short travel distances for those who need them, in line with Part M and BS 8300 best practice. 

• Provides operational resilience if part of the building is unavailable. 
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• Improves safeguarding and dignity, avoiding the need for users to travel long distances in soiled clothing or 
with carers. 

 
The Equality Act 2010 further requires service providers to make reasonable adjustments to accommodate disabled users — 
these facilities directly meet that duty. 
 
This is a new provision compared to the former HOAC facility and represents a significant upgrade in inclusivity. It enables 
the site to serve people with profound and multiple disabilities, supports carers, and ensures compliance with Building 
Regulations, BB103, and the Equality Act (2010). 
 

2.6 Accessible WC and Shower 
Previous Provision 
The former HOAC facility included one 8 m² accessible WC but did not provide any accessible shower facility. As a result, 
users with mobility impairments or other accessibility needs who required showering had no suitable on-site provision, 
limiting their ability to participate fully in activities or maintain personal dignity after water-based sessions. 
 
Proposed Provision 

The Operation Zone includes one combined accessible WC and shower facility at 10 m². This room provides: 

• An accessible WC with appropriate grab rails and turning space. 

• A wheelchair-accessible shower area with level access, non-slip flooring, and a fold-down seat. 

• Sufficient circulation space to accommodate a wheelchair user and a carer if required. 

The inclusion of this facility follows Sport England recommendations for inclusive design and ensures that all users — 
including those with reduced mobility — can shower and change in comfort and privacy. 

 

Why this Size and Provision are Required 

The size and layout of the room have been designed in accordance with Approved Document M (Access to and use 
of buildings) and BS 8300 (Design of an accessible and inclusive built environment). This ensures: 

• Safe, independent use for wheelchair users. 

• Adequate 1,500 mm turning circle for manoeuvring. 

• Shower controls and fittings within easy reach from seated or standing positions. 

Locating the facility in the Northern Quarter ensures close proximity to the main changing and activity areas it serves, 
minimising travel distances for users with mobility impairments. 

 

This is a new provision compared to the former HOAC facility, as it introduces an accessible shower alongside the 
WC. Its inclusion addresses a clear gap in accessibility provision, enhances user dignity, and ensures compliance with 
current building regulations, BS 8300, and Sport England best-practice guidance. 

 
2.7 Cleaners Stores 
Previous Provision 

The former HOAC facility did not include any dedicated cleaners’ stores. Cleaning equipment was stored in general 
circulation areas or shared storage, which limited operational efficiency. 

 

Proposed Provision 

The Operation Zone includes two dedicated cleaners’ stores, one serving the North Quarter and one serving the 
South Quarter, with a combined total area of 6 m². These stores provide: 

• Secure storage for cleaning equipment, materials, and chemicals. 

• Segregation of cleaning products from public areas to reduce health and safety risks. 

• Easy access for cleaning staff to maintain hygiene standards across all areas. 
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Why this Size and Provision are Required 
The stores have been sized to provide sufficient space for the anticipated volume of cleaning equipment and consumables, 
while still allowing staff to access and move items safely. Locating one store in each quarter: 

• Minimises travel distances for cleaning staff during operational hours. 

• Ensures rapid response for spills or hygiene issues in both the North and South Quarters. 

• Reduces disruption to users by keeping cleaning operations contained and separate from public spaces. 

 

This is a new provision compared to the former HOAC facility. Including dedicated cleaners’ stores addresses 
operational efficiency, staff safety, and compliance with best practice guidance for hygiene management in 
educational and recreational facilities 

 
2.8 Plant Room 
Previous Provision 
The former HOAC facility did not include a dedicated plant room. As a result, mechanical, electrical, and plumbing 
(MEP) systems were either dispersed throughout the building or housed in inadequate spaces, limiting efficiency, 
accessibility for maintenance, and the ability to upgrade systems. 

 

Proposed Provision 

The Operation Zone includes 72 m² of plant space across both buildings. This represents less than 4% of the building 
floor area. This space is designed to: 

• House all necessary MEP equipment to service the building efficiently. 

• Provide safe and accessible areas for routine maintenance and repairs. 

 
Why this Size and Provision are Required 

The rooms have been sized to meet current technical and sustainability standards, including: 

• Adequate clearance around equipment for safe operation and maintenance. 

• Accommodation of modern, larger plant items that deliver higher energy efficiency. 

• Separation from occupied areas to minimise noise, vibration, and risk to users. 

 

This is a new provision compared to the former HOAC facility. The inclusion of dedicated plants room is necessary to 
support modern building performance, sustainability, and maintenance requirements, ensuring compliance with 
current regulations and providing operational flexibility for future upgrades. 

 
2.9 Accessible Camping and Support / Activity Rooms 
Previous Provision 

The former HOAC facility did not provide any accessible camping provision. This limited the ability of children with 
disabilities to experience overnight stays, in line with Equality Act requirements, and prevented full participation by 
all protected characteristic groups. 

Feedback from Orchyd, a charity supporting children with disabilities who previously used the former HOAC facility, 
highlighted that: 

• Children could only attend daytime activities due to the absence of accessible sleeping arrangements. 

• Many activities had to occur outdoors as the internal building was not accessible to all participants. 

• Each year, Orchyd brings up to 20 children aged 8–12 for 10–14 days, many of whom have high medical 
needs or require wheelchairs. 
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Proposed Provision 

The following spaces are proposed within the Operation Zone: 

1. Accessible Camping / Support Room: Dedicated to overnight stays for children with accessibility needs, 
providing sufficient space for medical and mobility equipment manoeuvring, personal care, and support for 
two Health Care Professionals who may need to sleep on-site if required. 

2. Accessible Camping / Activity Room: Also used for overnight stays to ensure a group of 20 can be 
accommodated, this room could double as an internal activity space during the day. It is designed flexibly, 
allowing segmentation for different ages, genders, or groups. 

 

The design of these spaces has been carefully considered to include: 

• Approximately 50% of children may use wheelchairs, some of which require multiple mobility devices. 

• Room layout follows Approved Document M, Diagram 17, allowing: 

o 1,500 mm clearance at the side of each bed for wheelchair manoeuvring. 

o Minimum 700 mm spacing between beds. 

 

The design of these spaces has been carefully considered to include: 

• Approximately 50% of children may use wheelchairs, some of which require multiple mobility devices. 

• Room layout follows Approved Document M, Diagram 17, allowing: 

o 1,500 mm clearance at the side of each bed for wheelchair manoeuvring. 

o Minimum 700 mm spacing between beds. 

 
Why this Size and Provision are Required 

The combined 296 m² area ensures: 

• Sufficient space for 20 high-medical-need children, including wheelchair users, to stay overnight. 

• Space for an indoor sensory tent. 

• Flexibility to accommodate both day-time activities and overnight stays. 

• Compliance with Approved Document M, ensuring safe and dignified use for all children. 

• Efficient proximity to medical and hygiene facilities within the North Quarter. 

 

This represents a new provision compared to the former HOAC facility. Its inclusion addresses a clear gap in 
accessible overnight accommodation, enabling inclusive participation for children with disabilities. It ensures 
compliance with accessibility regulations, supports safe care by on-site medical staff, and provides sufficient space 
and flexibility to meet the needs of all users, including those with complex medical or mobility requirements. 

 
2.10 Support Store / Mobility Store / Play Store / Day Store 
Previous Provision 
The former HOAC facility did store equipment; however, storage was informal, spread across several locations, and 
lacked secure, designated areas. This limited operational efficiency and posed challenges for hygiene, accessibility, 
and equipment management. The primary internal store in the former HOAC facility was 25 m². 

 

Proposed Provision 

One 20 m² dedicated mobility/support storage area is proposed within the Operations Zone for storing linen, towels, 
and mobility/assistance equipment, including slings for hoists, indoor and outdoor wheelchairs, and feeding chairs. 
Located adjacent to the accessible camping room to provide immediate access to supplies. 

 
Why this Size and Provision are Required 
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BB104 guidance recommends that adequate storage is provided to support operational and educational needs, 
ensuring equipment is accessible, secure, and managed safely. The proposed stores address gaps in the former 
provision by: 

• Supporting accessibility requirements for children and staff with mobility needs. 

• Enabling efficient day-to-day operation of activities, including accessible camping, play, and recreational 
programmes. 

 

This dedicated storage facility is a reprovision of the former HOAC facility. The proximity of the mobility store to the 
accessible camping rooms ensures timely access to essential equipment, supporting the safe and dignified care of 
children with high medical or mobility needs. 

 
2.11 Kitchen Suite 
Previous Provision 

The former HOAC facility did not include a galley kitchen. All food preparation took place in the handwashing area, 
which was 16 m² and had no refrigeration or storage. This limited compliance with food hygiene standards. 

 

Proposed Provision 

The proposed development includes a dedicated galley kitchen to support the feeding of visitors and users of the 
site. The kitchen will be an adults-only area, ensuring safe preparation and handling of food. 

 

The kitchen will accommodate the needs of the accessible camping and visitor cohort, who may have specialised 
dietary requirements, including allergies or religious dietary restrictions. The suite will include: 

• A galley kitchen for food preparation 

• Refrigeration and storage for perishable items 

• A dry store for long-life ingredients 

• Staff welfare facilities, including WCs 

 

The combined area of the kitchen suite within the Operation Zone is 48 m². 

 
Why this Size and Provision are Required 

The size of the kitchen suite has been determined using BB103 guidance (Table 14), which calculates kitchen space 
based on peak occupancy. For a peak capacity of 120 children: 

 

• Maximum kitchen suite: 45 + 0.01 × 120 = 57 m² 

• Minimum kitchen suite: 30 + 0.08 × 120 = 40 m² 

 

The proposed 48 m² falls within the middle of this range, to ensure sufficient space for children with higher medical 
or dietary needs. The kitchen suite also allows for secure, hygienic storage of ingredients and equipment, supporting 
operational efficiency and compliance with Food Standards Agency guidance. 

 

The galley kitchen is a new provision compared to the former HOAC facility. Its inclusion addresses critical gaps in 
food hygiene and dietary management. It ensures that staff can prepare meals safely, meet all dietary and medical 
requirements, and provide an appropriate environment for adults to manage food provision for children and visitors. 

 
2.12 Crew / Wellbeing Room 
Previous Provision 
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The former Broadwater Sailing Club facility included a crew room of approximately 50 m², used by club members. 
The room provided space for resting, preparing for sailing sessions, and informal meetings among members. 

 

Proposed Provision 

The proposed Crew / Wellbeing Room is located on the Ground Floor of the North Quarter of the Operation Zone, with 
a floor area of 32 m². While slightly smaller than the previous crew room, the new space has been carefully designed 
to provide a flexible and functional environment for sailing club members and staff. When not in use by the sailing 
club, it will function as a wellbeing area for other adults, including teachers, volunteers, and parents. 

This facility represents a like-for-like replacement of the previous crew room, ensuring that both sailing club members 
and visiting staff have a dedicated, safe, and comfortable space for breaks, planning, and wellbeing. Its inclusion 
supports the effective operation of the club and the wider facility, providing a flexible space that accommodates 
multiple user needs. 

 
2.13 Medical Treatment Room 
Previous Provision 

The former HOAC facility did not include a dedicated medical room. This meant that treatment of injuries, storage of 
medicines, or care for unwell visitors had to be carried out in improvised spaces, limiting privacy and compliance with 
health and safety guidance. 

 

Proposed Provision 

A Medical Treatment Room (first aid / sick bay) is proposed within the Operation Zone, sized at 17 m². The room is 
designed to: 

• Provide a private space for medical treatment or care for pupils and visitors. 

• Include lockable storage for medicines and medical supplies. 

• Allow access to an adjacent accessible WC. 

• Accommodate treatment for more than one person if required. 

• Ensure sufficient space for two adults to assist safely, in line with safeguarding requirements. 

 

The following guidance has been used to inform the design: 

• BB104 (Area Guidelines for Schools): recommends a treatment/sick room of 15–20 m². 

• NHS England Core Elements Health Building Note 00-03: advises consultation/examination rooms be at 
least 16 m². 

• Health and Safety England: requires a first aid / sick bay to allow safe storage of medicines and care of 
users with dignity. 

 

Why this Size and Provision are Required 

The room size ensures: 

• Safe treatment of children and adults, including those with high medical needs. 

• Accommodation of diverse users, considering age, gender, and religious sensitivities. 

• Compliance with BB104, NHS England, and Health and Safety England guidance. 

• Provision for necessary staff or carers to be present during treatment. 

 

This is a new provision compared to the former HOAC facility. Its inclusion addresses a critical gap in health and 
medical care on-site, ensuring that all users can be treated safely, privately, and with dignity in accordance with 
current guidance and regulations. 
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2.14 Main Office and Reception 
Previous Provision 

The former HOAC facility included a main office of 52 m² but did not provide a dedicated entrance area. The 
reception desk was accessed via the staff room, which did not allow for proper visitor management or security. 
Additionally, level access to the main office was not provided, meaning the facility did not comply with Approved 
Document M accessibility requirements. 

 

Proposed Provision 

The proposed development includes: 

• Main Office (21 m²): Provides sufficient space for administrative functions, staff workstations, meetings, 
and includes a kitchenette and dining area. The office layout ensures accessible circulation for all staff 
members. 

• Reception Area (68 m²): Designed to provide a welcoming and secure entrance for visitors. The area 
includes: 

o A reception desk separate from staff offices to control access to the building. 

o Space to accommodate a class of up to 30 children for orientation during inclement weather. 

o Level access and sufficient circulation for wheelchair users and visitors with mobility aids. 

 

Why this Size and Provision are Required 

The office and reception areas are sized to: 

• Ensure safe, accessible, and secure visitor management. 

• Provide functional space for staff administrative tasks, meetings, and break facilities. 

• Allow temporary accommodation of groups in the reception lobby when required. 

• Align with modern building standards for accessibility, safety, and operational efficiency. 

 

The main office is a like-for-like replacement to the former HOAC facility. The reception area is a new provision, as it 
introduces a dedicated reception and entrance area separate from staff offices. Its inclusion addresses a gap in visitor 
management and accessibility, ensures compliance with Approved Document M, and provides a safe, welcoming, 
and functional entry point for all visitors, including children, staff, and external users. 

 
2.15 Laundry 
Previous Provision 

The former HOAC facility included a small laundry room of 5 m². This limited space restricted the ability of staff to 
efficiently manage washing, drying, and storage of linen for seasonal accommodation and SEN users. 

 

Proposed Provision 

The Operation Zone includes a dedicated 20 m² laundry room serving both staff and accessible camping facilities. 
The room will provide: 

• Space for sorting, washing, drying, and ironing of linen. 

• Hygienic storage for clean linen and separate areas for soiled items to prevent cross-contamination. 

• Safe circulation for staff, including a 1,500 mm turning circle to accommodate wheelchair users if necessary. 

• Direct access to an outside washing line for air drying where appropriate. 

 

The laundry is positioned to provide convenient access for staff supporting seasonal accommodation and accessible 
camping users, ensuring operational efficiency and safety. 
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Why this Size and Provision are Required 

The proposed laundry room area ensures: 

• Adequate space for staff to carry out laundry tasks safely and efficiently. 

• Hygienic handling and storage of linen, in line with health and safety best practice. 

• Accessibility for staff or support workers who may require mobility support. 

 

The laundry room is an enhancement of the former HOAC facility, increasing from 5 m² to 20 m². This expansion 
addresses the limitations of the previous facility, improves operational efficiency, and ensures safe and hygienic 
management of linen for staff and children with accessibility needs. 

 
2.16 Observation Room / Associated Stores 
Previous Provision 

The former HOAC facility included an Activity Room of 75 m². However, its size and layout meant it could not be 
used by those with accessibility requirements. This limited the flexibility of the space and excluded some users from 
participating in indoor activities. Equipment and furniture were stored in various locations, with no dedicated secure 
store. This created risks of tampering, damage, or theft, and reduced the efficiency of space usage. 

 

Proposed Provision 

A 178 m² Observation Room is proposed on the first floor of the Northern Quarter of the Operation Zone. This space 
is designed to: 

• Facilitate indoor activities such as indoor fencing. 

• Serve as a temporary laboratory for Field Study Centre use, including visiting groups from local universities. 

• Provide a fully accessible, flexible activity space for users with a range of needs. 

 

A 6m² Chair Store is proposed adjacent to the observation room to store seating when not in use, enabling maximum 
floor space for activities. 

 

A 20 m² Equipment Store will securely store activity equipment, ensuring it remains safe, undamaged, and readily 
available when required. 

 

Why this Size and Provision are Required 

The Observation Room has been sized in accordance with BB104 guidance, which classifies it as a hall due to its 
function as the primary internal activity space. The guidance recommends: 

• Minimum hall area: 100 + (0.6 × 120) = 172 m² 

• Maximum hall area: 175 + (0.8 × 120) = 271 m² 

 

At 178 m², the Observation Room is positioned towards the lower end of this recommended range, providing 
sufficient space for activities while maintaining efficiency of layout. 

 

The combined area of the Chair and Equipment Stores (26 m²) ensures: 

• All loose equipment and furniture can be stored away when not required. 

• The Observation Room can remain adaptable for different activities and user groups. 

• Secure, dedicated storage prevents damage, tampering, or theft of equipment. 

 

The increase from a 75 m² activity room to a 178 m² observation room addresses the limitations of the former HOAC 
facility, ensuring accessibility for all users and enabling a wider range of activities, including indoor fencing and 
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temporary laboratory use. The addition of secure chair and equipment stores provides flexible room layouts, protects 
equipment from damage or theft, and maintains clear circulation routes, directly addressing the shortcomings of the 
previous ad hoc storage arrangements. 

 

2.17 Operations Room 
Previous Provision 

The former HOAC facility included a small operations room of 13 m², which could only accommodate one member of 
staff at a time. This limited the ability to manage site activities effectively and restricted operational coordination, 
particularly during water-based activities. 

 

Proposed Provision 

An expanded 26 m² operations room is proposed within the first floor of the northern quarter in the Operation Zone. The 
room will provide: 

• Capacity for at least four operational staff members to work simultaneously. 

• Space for desks, PCs, communications equipment, and operational resources. 

• A small tea point for staff use. 

• Direct views of the lake to meet health and safety requirements for water activity supervision and emergency 
response. 

• Staff-only access to ensure confidentiality and operational security. 

 
Why this Size and Provision are Required 

The 26 m² area ensures sufficient space for multiple staff to coordinate activities and respond to incidents, whilst 
providing appropriate desk space, storage and tea-making facilities.  

 

The operations room has increased from 13 m² to 26 m² to address the limitations of the former provision. The 
expansion supports modern operational needs, enables simultaneous multi-staff use, and provides the facilities 
necessary for effective site management and rapid emergency response. 

 
2.18 Training Room 
Previous Provision 

The former HOAC facility included a 29 m² training room located within a temporary modular unit. This space 
supported both operational staff training and small group activities but offered limited quality and permanence due 
to its temporary nature. 

 

Proposed Provision 

A 31 m² training room is proposed to the first floor of the Operation Zone which has been designed for: 

• One-to-one and small group training sessions for operational staff. 

• Desk-based activities for up to 12–15 children at a time (non-practical activities). 

 
Why this Size and Provision are Required 

The 31 m² area ensures: 

• Adequate capacity for intended staff and child group sizes. 

• Flexibility to support a range of training and learning formats. 

• A permanent, high-quality replacement for the previous temporary facility. 
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While the proposed training room is slightly larger than the former 29 m² provision, it delivers a permanent, purpose-
built space. The improved quality, accessibility, and layout provide a more efficient and effective training 
environment. 

 
2.19 Pantry 
Previous Provision 

The former HOAC facility did not include a pantry, as it only had one main indoor space and no dedicated provision 
for light refreshments 

 

Proposed Provision 

The proposed development includes a 15 m² pantry located on the first floor of the Operation Zone’s north quarter. 
The pantry will: 

• Serve the observation room for the preparation of light refreshments. 

• Provide counter space, sink facilities, and storage for non-perishable items and small appliances. 

• Be accessible to staff who are not part of the catering team, enabling flexibility during events and activities. 

 

Why this Size and Provision are Required 

The 15 m² area ensures: 

• Adequate space for safe and efficient preparation of light refreshments. 

• Reduced reliance on the main galley kitchen, improving operational flow. 

• Direct and convenient service to the observation room without interrupting core catering operations. 

 

The pantry is a valuable new addition, introducing a dedicated space for light refreshment preparation that was not 
available in the former HOAC facility. This improvement enhances the functionality of the observation room, 
streamlines catering operations by reducing pressure on the main kitchen 

 

2.20 Server 
Previous Provision 

The former HOAC facility did not include a dedicated server room, limiting the ability to support modern IT 
infrastructure, CCTV, and building management systems. 

 

Proposed Provision 

A 4m² server room to house essential ICT and building systems equipment. This space will: 

• Support the site’s CCTV network via a local server. 

• Provide Wi-Fi access for visitors and staff. 

• Host Building Management Systems to monitor and control lifts, the energy centre, and heating systems. 

• Enable remote monitoring for rapid response to equipment failures, improving operational reliability and 
reducing costs. 

 
Why this Size and Provision are Required 

A 4 m² space is required to safely and securely accommodate all necessary electrical and networking equipment 
while allowing for maintenance access and future capacity needs. 
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This is a new provision that significantly upgrades the site’s technological capabilities. By enabling CCTV, Wi-Fi, and 
automated building management, the server room enhances safety, efficiency, and user experience while supporting 
modern operational standards. 

 
2.21 Seasonal Accommodation 
Previous Provision 

The seasonal accommodation at the former HOAC facility comprised 4 caravans, providing accommodation for 
instructors (often young people aged 16 and above). The total internal area of the caravans was 157 m², including 12 
bedrooms, kitchen/living, and dining spaces. Each caravan relied on shared WC facilities, limiting gender flexibility and 
privacy. Bedrooms did not meet the minimum space requirements of the London Plan Policy D6 or the Technical 
Housing Standards – Nationally Described Space Standard (NDSS), and no accessible accommodation was 
provided. This arrangement failed to meet the requirements of the Equality Act. In total, 12 bedrooms were 
provided. 

 

Proposed Provision 

In total, 13 seasonal staff cabins, with a combined today of 225 m², are proposed within the Operation Zone: 11 
standard cabins and 2 wheelchair-accessible cabins. 

• Accessibility Provision – In accordance with Approved Document M (ADM) requirement M4(3) and section 
4.24, at least one wheelchair-accessible bedroom is required for every 20 bedrooms (or part thereof). The 
proposed two accessible cabins meet and exceed this minimum. 

• Bath and Shower Facilities – ADM 4.24 advises that unless there are compelling reasons otherwise, there 
should be at least as many en-suite shower rooms as en-suite bathrooms, recognising that mobility-impaired 
users may find showers easier to use. Accordingly, one accessible cabin will be fitted with an accessible 
shower room and the other with an accessible bathroom, providing flexibility to meet differing user needs. 

 

The accessible cabins are larger to meet ADM M4(3) requirements, including: 

• A clear 750 mm access zone to both sides and the foot of the bed. 

• A 1,500 mm turning circle within the bedroom. 

• Accessible bathrooms of 7–10 m² to accommodate either a level-access shower or accessible bath and WC. 

 

A separate galley kitchen (11 m²), dining room (26 m²), and lounge (36 m²) are also proposed to serve the seasonal 
staff. The dining room will accommodate up to 13 members of staff at a time, covering peak occupancy scenarios 
including instructors, health-care professionals, and field-study leaders. 

 

Supporting facilities include: 

• Galley (11 m²) – for food preparation. 

• Dining room (26 m²) – seating up to 13 seasonal staff at once, including instructors, healthcare professionals, 
and field study members. 

• Lounge (36 m²) – for rest and recreation. All bedrooms have private en-suite shower/WC facilities, allowing 
flexible use regardless of gender. 

 

Why this Size and Provision are Required 

The cabins have been sized to ensure: 

• Statutory Planning Policy Compliance – London Plan Policy D6 sets minimum internal space standards for 
bedrooms: 

• Double/twin bedroom: at least 11.5 m² (with first double/twin at 2.75 m wide, others at 2.55 m 
wide). 
These requirements are drawn from the NDSS, which has been adopted through the London Plan 
and therefore applies as a policy requirement. 



         

 
Haverstock 
Studio 10, Cliff Road Studios, Cliff Road, London NW1 9AN,  tel +44(0)20 7267 7676,  info@haverstock.com,  www.haverstock.com  
  18 / 31 
 

• Building Regulations Compliance – Accessible cabins are designed to meet ADM M4(3) standards for 
wheelchair user dwellings, ensuring legal compliance with the Building Regulations and fulfilling Equality Act 
obligations. 

• Enhanced User Experience – All cabins include private en-suite shower/WC facilities, removing the need for 
shared amenities and allowing greater flexibility for mixed-gender occupation. 

 

The proposed 13 cabins replace the inadequate 4 caravans of the former facility, increasing capacity, meeting statutory 
space and accessibility standards, and providing dignity, privacy, and flexibility for seasonal staff. The inclusion of both a 
shower-equipped and bath-equipped accessible cabin ensures the needs of a wide range of mobility-impaired users are met 
in accordance with ADM. 

 

2.22 Enclosed WCs (Superloos) 
Previous Provision 
The former HOAC facility did not include any enclosed toilets (self-contained cubicles with their own washbasin), offering no 
private facilities for users requiring additional privacy. This arrangement did not align with current best practice for all-
gender use, menstrual health considerations, accessibility, or neurodiversity-sensitive design. As a result, the facility fell 
short of recommendations in BS 30416 (Menstrual Health) and PAS 6463 (Design for the Mind), and did not provide the 
range of options needed to serve a diverse user group with varying privacy and dignity needs. 
 
Proposed Provision 
The Operation Zone introduces enclosed WC “superloos” (self-contained cubicle with integral washbasin) within the 
Operation Zone South Quarter, providing a total overall area of 14 m². These are strategically located before the 
entrance to the WC banks, ensuring they are readily accessible to all users without passing through gendered or group 
facilities. 
 
This approach meets ASID Part D, clause 2.3.3, which states that “in addition to separate male, female and accessible toilet 
provision, there should always be some all-gender toilet provision.” It also reflects BS 30416 recommendations for menstrual 
health support through provision of self-contained cubicles with washbasins, and addresses BB103 staff toilet requirements 
(at least one WC with wash hand basin, plus one for every 25 full-time equivalent staff). 
 
By providing these superloos the design offers choice, privacy, and flexibility, supporting users who prefer or require a more 
private facility, including those with cultural or personal preferences, menstruation needs, or neurodiversity-related 
sensitivities. 
 
Why this Size and Provision are Required 
The size of each superloo complies with Building Regulations Part T (2024), BS 8300 (Accessibility), BS 30416 (Menstrual 
Health), PAS 6463 (Design for the Mind), and Sport England AISF D (2024). Their location before the main changing 
facilities ensures that: 

• They support all-gender use without requiring a redesign of the main WC provision. 

• They can be used independently by staff, visitors, or participants who are not part of a changing group. 

 
Reducing the size or altering the placement would undermine privacy, accessibility, and the ability to meet modern equality 
and inclusivity standards. 
 
This is a new facility compared to the former HOAC facility, introduced to meet modern regulatory standards and best-
practice inclusivity principles. It ensures the development can cater to a wider range of users and operational scenarios, 
improves privacy and dignity, and directly addresses the deficiencies of the previous open-plan WC arrangement. 

 

2.23 Accessible WC 
Previous Provision 

The former HOAC facility included one accessible WC, but the cubicle was undersized and non-compliant with 
Building Regulations. 

 

Proposed Provision 
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Two accessible WCs will be provided within the Operation Zone to serve staff operating in these areas, with an overall area 
of 11 m² . The cubicles are designed in accordance with Approved Document M and BS 8300, ensuring they are fully 
accessible and located within 40 m horizontal travel distance from the spaces they serve. 
 
Why this Size and Provision are Required 

Providing two fully compliant accessible WCs meets Equality Act 2010 and Building Regulations Part M (2024) 
requirements, ensuring that staff with disabilities can use the facilities safely and independently. Their location within 
the Operation Zone minimises travel distances, avoids disruption to supervision, and maintains operational flow. 

This is a new provision compared to the former HOAC facility. Its inclusion addresses a key gap in accessibility, 
ensuring all staff can use the facilities safely, privately, and with dignity in line with current guidance and regulations. 

 

2.24 Listening Deck / Main Deck  
Previous Provision 

The former HOAC facility included an open deck area of 45 m². Similarly, Broadwater Sailing Club provides an external 
veranda of 50 m². 

 
Proposed Provision 

The Operation Zone includes a Listening Deck (53 m²) and a Main Deck (154 m²). 

 

The listening deck is design to: 

• Offer protection from the elements while maintaining open sides for natural airflow, views, and ambient 
sounds. 

• Support users with sensory needs or mobility impairments by providing moderated, accessible outdoor 
spaces. 

 

These main deck is partially covered and designed to: 

• Provide an outdoor extension to the observation room for outdoor activities and training, with tensile 
structures on pulleys providing additional cover and soft training. 

• Ensure clear sightlines to the lake, enabling staff and volunteers to supervise on-water activities safely and 
efficiently. 

• Allow participants, families, and visitors to relax and enjoy the surroundings, promoting emotional wellbeing 
and a sense of connection with nature. 

• Serve as a sheltered transition areas, ensuring all users can move comfortably and safely between spaces in 
varying weather conditions. 

 

Why this Size and Provision are Required 

The deck areas are sized to: 

• Enable safe supervision of water-based activities for large groups. 

• Provide usable outdoor spaces in varying weather conditions. 

• Enhance accessibility, comfort, and flexibility for recreational and educational purposes. 

 

The Listening and Main Decks therefore provide flexible, practical, and accessible outdoor spaces that enhance the 
functionality of the site. Their design supports safe supervision, wellbeing, and enjoyment for all users in all weather 
conditions. 
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3.0 Safety Zone 
The Safety Zone sits opposite the Operation Zone, with a lower roof height and simpler material palette to create a 
clear parent–child relationship between the two. It accommodates the equipment and workshop spaces essential for 
safe and efficient site operations, including safety boats, buoyancy aids, and general equipment storage. Located 
close to the water’s edge and adjacent to the Operations Zone, the two buildings share a courtyard that opens 
towards the lake, enhancing views and supporting outdoor activity. Adult-only areas are grouped to meet 
safeguarding protocols, while the workshop connects directly to a secure external yard for easy boat and equipment 
maintenance. Safety equipment storage is positioned for direct water access to enable rapid deployment. All plant 
and servicing infrastructure is consolidated nearby for operational efficiency. 

 
Total GIA: 1,231 m² 
Total GEA: 1,336 m² 
 
3.1 Energy Centre + Plant Room 
 
Previous Provision 
The former HOAC facility did not contain an energy centre. Plant functions were dispersed across the site in small, isolated 
locations, with no dedicated space for centralised energy management, renewable technology integration, or advanced 
monitoring. This fragmented arrangement prevented the installation of sustainable systems such as battery storage, solar 
generation, or heat pumps, and provided no means to optimise building performance or meet higher environmental 
standards. 
 
Proposed Provision 
The Safety Zone includes a 68 m² Energy Centre and a 41 m² Plant Room, forming the core of the site’s mechanical, 
electrical, and renewable energy infrastructure. 

• The Energy Centre will house battery storage for the solar PV array, along with the primary controls for site-
wide energy management. 

• The Plant Room will contain the water source heat pumps and associated equipment, supporting the low-
carbon heating and cooling strategy. 

Both spaces are located for secure maintenance access and to minimise noise and visual impact. Layouts have been 
designed to allow safe circulation around equipment, maintain clear service zones, and provide sufficient space for future 
plant replacement. These are adult-only, restricted-access areas to ensure operational safety. 
 
Why this Size and Provision are Required 
The combined Energy Centre and Plant Room are essential to achieving the site’s sustainability targets and operational 
resilience. Centralising plant and renewable technologies in dedicated spaces enables the integration of high-efficiency 
heating, cooling, and power systems, while allowing real-time monitoring and optimisation of performance. 
 
The total size—68 m² for the Energy Centre and 41 m² for the Plant Room—is determined by the footprint of the 
specified plant, manufacturer-recommended clearances for maintenance, safe working practices, and space for future 
adaptation. Without these facilities, key sustainability measures could not be delivered effectively, resulting in higher running 
costs, reduced operational efficiency, and increased carbon emissions. 
 

3.2 High Voltage and Low Voltage Switch Rooms 
Previous Provision 
The former HOAC facility did not include a dedicated High Voltage (HV) Switch Room or Low Voltage (LV) Switch Room. 
Electrical supply was managed via small-scale distribution boards within plant cupboards, without segregation of HV and LV 
systems. 
 
Proposed Provision 

The Safety Zone includes: 

• An 8 m² HV Switch Room, housing the incoming high-voltage infrastructure and utility provider interface 
equipment. 

• An 8 m² LV Switch Room, accommodating the main low-voltage switchgear, distribution boards, and 
metering equipment for the entire site. 



         

 
Haverstock 
Studio 10, Cliff Road Studios, Cliff Road, London NW1 9AN,  tel +44(0)20 7267 7676,  info@haverstock.com,  www.haverstock.com  
  21 / 31 
 

 

Both rooms are: 

• Secure, restricted-access spaces designed to meet statutory electrical safety requirements. 

• Located to optimise cable routes, minimise energy losses, and integrate efficiently with the Energy Centre 
and Plant Room. 

• Constructed with appropriate fire separation, ventilation, and environmental controls to ensure reliable 
operation. 

 
Why this Size and Provision are Required 
The HV and LV Switch Rooms are essential for: 

• Capacity – Supporting the increased electrical load of the new facility, including water source heat pumps, 
battery storage, and mechanical ventilation. 

• Safety and Maintenance – Providing the clear working spaces required by manufacturer guidance and 
safety standards (typically 1.2 m front clearance and 0.6 m side/rear clearance). 

• Operational Resilience – Allowing maintenance or upgrades to either HV or LV systems without full site 
power outages. 

The 8 m² per room size accommodates the specified switchgear and associated clearance zones, while allowing for modest 
capacity expansion in the future. The location and separation of these rooms ensures operational efficiency, safety, and 
compliance, and could not be reduced without compromising maintainability. 

This is a new provision compared to the former HOAC facility. Its inclusion addresses a critical gap in site infrastructure, 
ensuring that all electrical systems can operate safely, efficiently, and in full compliance with current regulations, while 
enabling the integration of modern, sustainable technologies. 

3.3 Transformer  
Previous Provision 
The former HOAC facility did not include a transformer.  
 
Proposed Provision 
 
The proposed development incorporates a 43 m² external enclosure outside of the building envelope, housing a new 
transformer. This enclosure will: 

• Provide physical security to prevent tampering or vandalism. 

• Ensure fire safety separation in accordance with statutory and utility provider requirements. 

• Be located for efficient connection to both the HV Switch Room and incoming utility feed, minimising cable 
lengths and energy losses. 

 

Why this Size and Provision are Required 
The transformer is essential to step down high-voltage electricity from the distribution network to a safe and usable low 
voltage for the facility’s operations. Enclosure sizing is based on: 

• Clearance requirements for safe operation and maintenance 

• Allowing space for safe manoeuvring of equipment during servicing or eventual replacement. 

 
Without this provision, the site could not operate with a reliable or sufficient electricity supply, particularly given the load 
demands from heating, ventilation, water source heat pumps, battery storage, and other modern plant. 
 
This is a new provision compared to the former HOAC facility. Its inclusion addresses a critical gap in site infrastructure, 
ensuring the safe, reliable, and compliant operation of the electrical supply, while protecting vital equipment and supporting 
the integration of modern, sustainable technologies. 
 

3.4 Safety Equipment Storage 
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Previous Provision 
The former HOAC facility included 755 m² of safety equipment storage yard spread across multiple temporary shipping 
containers. Comparable provision at Broadwater Sailing Club is approximately 235 m². On both sites, storage was dispersed, 
unsecured, and exposed to the elements, leading to: 

• Equipment tampering or theft. 

• Faster degradation of gear due to weather exposure. 

• Increased setup times as items were stored across multiple locations. 

 
Proposed Provision 

The Safety Zone includes a 386 m² secure Safety Equipment Store and 92 m² external yard positioned for direct 
access to the water. The facility will: 

• Consolidate all safety and activity equipment—such as wetsuits, buoyancy aids, wet shoes and windsurf 
sails—into one controlled environment. 

• Provide weather-protected, well-ventilated storage to prolong equipment lifespan. 

• Include racking, drying systems, and layout optimised for fast retrieval and return. 
Be designed with wide access doors and clear internal circulation to accommodate large or bulky equipment. 

 
Why this Size and Provision are Required 

Centralising storage into a secure, weather-protected facility improves operational readiness, supports compliance 
with safety standards, and reduces loss and damage. The footprint has been calculated to: 

• Accommodate the full inventory of safety and activity equipment in line with peak programme use. 

• Allow for safe circulation and handling of large kit without congestion. 

• Be immediately adjacent to launch points for rapid deployment in emergency situations. 

 

This is a reprovision compared to the former HOAC facility. Its inclusion addresses critical gaps in security, efficiency, 
and safety readiness, ensuring that all essential equipment is stored in a compliant, accessible, and operationally 
efficient manner to support the safe delivery of activities. 

 
3.5 Accessible WC 
Previous Provision 

The former HOAC facility included one accessible WC, but the cubicle was undersized and non-compliant with Building 
Regulations. 

 

Proposed Provision 

Two accessible WCs with a combined area of 12 m² will be provided within the Safety Zone to serve staff operating in these 
areas. The cubicles are designed in accordance with Approved Document M and BS 8300, ensuring they are fully accessible 
and located within 40 m horizontal travel distance from the spaces they serve. 
 
Why this Size and Provision are Required 

Providing two fully compliant accessible WCs meets Equality Act 2010 and Building Regulations Part M (2024) 
requirements, ensuring that staff with disabilities can use the facilities safely and independently. Their location within 
the Safety Zone minimises travel distances, avoids disruption to supervision, and maintains operational flow. 

This is a new provision compared to the former HOAC facility. Its inclusion addresses a key gap in accessibility, 
ensuring all staff can use the facilities safely, privately, and with dignity in line with current guidance and regulations. 

 
3.6 Pantry Kitchen & Mess  
Previous Provision 

No equivalent space existed at the former HOAC facility. 
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Proposed Provision 

Two pantry kitchens are provided within the Safety Zone: one at 6 m² and the other at 11 m², for adult use only. 
These spaces provide light refreshments, hydration, and a rest area for operational staff and volunteers. 

 

Why this Size and Provision are Required 

Providing dedicated pantries ensures staff can access refreshments and rest without leaving the operational area, 
supporting wellbeing, alertness, and safe operational performance. The size of each pantry has been determined to 
accommodate a small kitchenette for tea making and light refreshments, while including a 1500 mm turning circle to 
comply with Approved Document M (ADM) requirements. 

 

This is a new provision compared to the former HOAC facility. Its inclusion addresses a critical gap in staff welfare, 
ensuring operational personnel have appropriate facilities to rest, eat, and hydrate safely and efficiently within the 
operational zone. 

 

3.7 Boat Store 
Previous Provision 

The former HOAC facility provided a 51 m² boat store, while Broadwater Sailing Club provides 75 m². HOAC’s 
provision consisted of six separate containers, which was an inadequate long-term solution and created operational 
inefficiencies. 

 

Proposed Provision 

An 84 m² secure boat store is proposed within the Safety Zone to house safety boats and activity craft used by instructors 
and visitors. 
 
 
Why this Size and Provision are Required 

Secure, efficient boat storage is essential to maintain the fleet in operational readiness and good condition. The size 
reflects the need to store the current fleet while allowing safe circulation. Consolidating all boats into a single 
integrated store removes reliance on container storage and improves security. The facility must be secure to prevent 
tampering, theft, or damage. 

 

This is a reprovision of the former HOAC facility boat store. Its inclusion upgrades the storage facility, addressing 
operational and security deficiencies of the previous arrangement while ensuring all boats and activity craft are stored 
efficiently, securely, and ready for safe use. 

 
3.8 Workshop and Repairs + Yard 
Previous Provision 

The former HOAC facility included a combined area incorporating the pantry kitchen and mess, workshop and repairs 
room, and workshop and repairs yard. The total area of this space was 499 m². 

 

Proposed Provision 

A 516 m² internal workshop and 325 m² external yard are proposed for essential maintenance and repair of boats, 
equipment, and site infrastructure. This space is for operational staff use only and will include: 

• Fabrication benches with clear zones for canoe and boat maintenance; 

• Cross-cut saws, floor-mounted pillar drills, and a floor-mounted table saw with adequate clearance for safe 
use; 

• Secure tool and parts storage; 
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• Storage for 2 boats undergoing internal maintenance and up to 4 boats in the external yard for line 
maintenance and inspection; 

• Covered external yard with sufficient lighting for inspections. 

 
Why this Size and Provision are Required 

The dedicated internal and external spaces allow complex repairs, fabrication, and routine maintenance under 
controlled conditions, improving equipment lifespan, operational efficiency, and compliance with safety standards. 
The area has been determined by the footprint of the equipment and the required clearance zones to ensure safe 
operation and efficient workflow. 

 

This is a reprovision of the former HOAC facility. Its inclusion enhances the previous workshop and yard arrangement 
by improving workflow, safety, and efficiency, while providing sufficient space and facilities for operational staff to 
maintain boats and equipment effectively. 

 
3.9 Horticultural Store 
Previous Provision 

The former HOAC facility did not include a dedicated secure ground store. Informal storage of horticultural equipment 
was provided in shipping containers, which offered limited security and protection from weather. 

 

Proposed Provision 

An 18m² horticultural store is proposed to provide secure internal storage for equipment used in ground 
maintenance and horticulture, such as a lawnmower and other tools necessary to maintain the landscaping around 
the site. 

 
Why this Size and Provision are Required 

A dedicated, secure store prevents tampering, theft, and weather damage to essential maintenance equipment, 
ensuring safe and efficient upkeep of the site’s outdoor spaces.  

This is a new provision compared to the former HOAC facility. Its inclusion addresses a critical gap in site 
maintenance infrastructure, ensuring horticultural and grounds equipment can be stored safely, securely, and 
efficiently. 

4.0 Camp Zone 
The Camp Zone is the smallest of the three built forms and is located at the southern end of the site, close to the campsite 
and outdoor activity areas. Its low-lying, understated design sits discreetly beneath the tree canopy, ensuring it blends into 
the surrounding landscape. The building provides a covered main activity shelter where groups can safely congregate, as well 
as WC and changing facilities that enable self-sufficient operation from the campsite. The shelter also functions as an 
emergency muster point and first aid area for overnight campers, offering a solid floor, lighting, and close proximity to the 
sleep zone for rapid response in the event of an incident. 
 
Total GIA: 157 m² 
Total GEA: 171 m² 
 
4.1 WCs 
Previous Provision 
The former HOAC facility provided 33 m² of WCs, which are proposed to be re-provided within the Operation Zone. 
 
Proposed Provision 
The Camp Zone proposes 36 m² of WCs in two blocks, each with 3 cubicles to serve children camping in the Camp Zone, 
accommodating 50 children at peak capacity. This provision has been calculated in accordance with DfE BB104 guidance, 
which, for special schools, SRPs, and units where pupils are less independent—and for pupils aged two to four—requires 
approximately one WC per 10 full-time equivalent pupil places. 
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The WCs are ungendered, allowing use by all pupils regardless of gender split on site, and include additional fittings to 
comply with section 6.1 of BS 6465-1, which recognises that women require a higher level of toilet provision than men. Each 
changing room and its associated WCs are intended for use by all 30 students simultaneously, so capacity has been 
designed for peak use, ensuring no shortfall. 
 
The Camp Zone is located towards the south of the site to create a safe environment for camping and activities, separated 
from the Operation and Safety Zones. All WCs, including accessible cubicles, are within 40 m horizontal travel distance from 
the spaces they serve, complying with Approved Document M and BS 8300 requirements. This ensures that all users, 
including wheelchair users and those with reduced mobility, can access facilities quickly without undue travel—a critical 
consideration given the nature of the site’s users. 
 
 
Why this Size and Provision are Required 

The proposed provision is directly linked to group sizes and peak simultaneous usage patterns. Reducing the 
number of WCs or locating them further from activity spaces would lead to queuing, extended changeover times, and 
diminished supervision, directly impacting operational delivery. 

 

This is a new provision compared to the former HOAC facility. Its inclusion ensures that children have sufficient, 
accessible, and appropriately located facilities whilst camping, addressing critical gaps in hygiene and accessibility 
to support safe, efficient, and dignified use during activities. 

 

4.2 Enclosed WC (Superloo) 
Previous Provision 
The former HOAC facility did not include any enclosed toilets (self-contained cubicles with their own washbasin). WC 
provision was limited to open-plan banks of cubicles within changing rooms, offering no private facilities for users requiring 
additional privacy. This arrangement did not align with current best practice for all-gender use, menstrual health 
considerations, accessibility, or neurodiversity-sensitive design. As a result, the facility fell short of recommendations in BS 
30416 (Menstrual Health) and PAS 6463 (Design for the Mind), and did not provide the range of options needed to serve a 
diverse user group with varying privacy and dignity needs. 
 
Proposed Provision 
The Camp Zone introduces one enclosed WC “superloo” (self-contained cubicle with integral washbasin) with an area of 3 
m². It is strategically located before the entrance to the changing rooms and associated WC banks, ensuring it is readily 
accessible to all users without passing through gendered or group facilities. 
 
This approach meets ASID Part D, clause 2.3.3, which states that “in addition to separate male, female and accessible toilet 
provision, there should always be some all-gender toilet provision.” It also reflects BS 30416 recommendations for menstrual 
health support through provision of self-contained cubicles with washbasins, and addresses BB103 staff toilet requirements 
(at least one WC with wash hand basin, plus one for every 25 full-time equivalent staff). 
 
By providing a superloo at the threshold of the changing area, the design offers choice, privacy, and flexibility, supporting 
users who prefer or require a more private facility, including those with cultural or personal preferences, menstruation needs, 
or neurodiversity-related sensitivities. 
 
Why this Size and Provision are Required 
The size of the superloo complies with Building Regulations Part T (2024), BS 8300 (Accessibility), BS 30416 (Menstrual 
Health), PAS 6463 (Design for the Mind), and Sport England AISF D (2024). Its location before the main changing facilities 
ensures that: 

• It is immediately accessible without navigating group changing areas. 

• It supports all-gender use without requiring a redesign of the main WC/changing provision. 

• It can be used independently by staff, visitors, or participants who are not part of a changing group. 

 
Reducing the size or altering the placement would undermine privacy, accessibility, and the ability to meet modern equality 
and inclusivity standards. 
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This is a new facility compared to the former HOAC site, introduced to meet modern regulatory standards and best-
practice inclusivity principles. It ensures the development can cater to a wider range of users and operational scenarios, 
improves privacy and dignity, and directly addresses the deficiencies of the previous open-plan WC arrangement. 

 

4.3 Changing Rooms 
Previous Provision 
The former HOAC facility provided four changing rooms which are proposed to be re-provided within the Operation Zone. A 
further 39 m² of overflow changing was also provided. 
 
Proposed Provision 
Two changing rooms with showers are proposed within the Camp Zone, designed in line with Sport England AISF D (2024). 
Each changing room provides a combined area of 49 m², including both changing and shower spaces, sufficient to 
accommodate a standard group of 25 children. While the area allocated solely to changing is slightly below 1 m² per child, 
this is acceptable because groups will arrive and depart in a staggered pattern from the camp and activity zones. 
 
Circulation areas provide at least 1500 mm clear width, meeting or exceeding AISF D 1.8 standards for comfortable 
movement and full wheelchair access. 
 
Shower provision follows BS 6465-1, with 1 shower per 10 users. Showers are provided in separate cubicles for privacy, with 
one ambulant accessible shower and change cubicle per changing room (minimum 1000 mm width with grab rails), in 
accordance with AISF D 2.2 and to accommodate users requiring additional privacy for cultural, religious, or personal reasons 
(AISF D 1.7.5). 
 
Why this Size and Provision are Required 
The Camp Zone is located towards the south of the site to create a safe environment for camping and activities, separated 
from the Operation and Safety Zones 
 
The combined changing and shower space is sized to meet peak group requirements while maintaining safe circulation and 
accessibility. Although Sport England guidance recommends slightly larger changing areas, staggered arrival and departure 
of users ensures that the proposed provision is sufficient without compromising safety, comfort, or usability. 
 
Facilities are located immediately adjacent to the Camp Zone to minimise travel distances and supervision challenges, 
consistent with Sport England and DfE best practice. The layouts adhere to Sport England AISF D (2024), BS 6465-1, and 
DfE space standards, ensuring compliance in capacity, accessibility, safeguarding, and privacy. 
 
This is a new provision compared to the former HOAC facility. Its inclusion addresses critical gaps in capacity, accessibility, 
and privacy, ensuring that all children can change, shower, and prepare for activities safely whilst in the camp zone, in 
accordance with current guidance and standards. 

 

4.4 Family Change 
Previous Provision 
The former HOAC facility did not provide any family changing facilities. There was no dedicated provision for: 

• Parents or carers with young children. 

• Inter-gender changing needs (e.g. father with daughter, mother with son). 

• Baby feeding or changing within an accessible setting. 

 
As a result, families with mixed-gender children or babies had to use standard changing rooms or WCs, which did not provide 
the privacy, safety, or space required. There was no suitable provision for accessible family use, and no integrated facilities 
for baby changing in compliance with modern best practice. 
 
Proposed Provision 
The Camp Zone proposes one 7m² dedicated family changing rooms designed to support a range of uses, including: 

• Baby feeding and changing. 

• Inter-gender changing and WC use (e.g. father and daughter, mother and son). 
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The family changing room is designed in accordance with best-practice guidance, which recommends that: 

• Baby changing facilities should be available and located within an all-gender, wheelchair-accessible setting. 

• At least one facility should be fully wheelchair accessible, as illustrated in Sport England AISF D Figures D32 
and D33. 

 
In line with guidance, baby changing has not been incorporated into designated wheelchair-accessible toilets to avoid 
extended waiting times, unless other baby changing provision is located nearby. It is also recognised that Changing Places 
assisted-use facilities are not appropriate for use as baby change units. 
 
Why this Size and Provision are Required 
The family changing room is sized to comfortably accommodate a parent/carer, a child, and any required mobility aids, 
while also allowing for safe and convenient use of the baby changing unit, WC, and basin. The location of these rooms within 
the facility ensures: 

• Direct, convenient access from both wet and dry activity areas. 

• Proximity to other changing and sanitary facilities for operational efficiency. 

• Avoidance of circulation conflicts with larger group changing rooms. 

 
The layouts comply with Sport England AISF D (2024) guidance for accessible family provision. 
 
This is a new facility compared to the former HOAC site. Its inclusion addresses a significant gap in the original provision, 
improves accessibility and inclusivity, and meets modern expectations for family-friendly facilities in public, educational, 
and sport-related environments. By introducing family changing rooms, the development better serves parents, carers, and 
guardians, supports safeguarding, and provides flexibility for a wide range of operational scenarios. 
 

4.5 Accessible Hygiene (Changing Places) 
Previous Provision 
The former HOAC facility did not include any family or accessible hygiene (Changing Places) facilities. There was no 
provision for people with profound and multiple disabilities who require assistance from carers, no ceiling hoist systems, and 
no sanitary accommodation exceeding standard accessible WC dimensions. As a result, the facility could not cater to the full 
range of accessibility needs now recognised in modern guidance and regulation. 
 
Proposed Provision 
One 16m² Accessible Hygiene (Changing Places) rooms is proposed within the Camp Zone, serving the area alongside the 
non-accessible WCs and changing facilities. Locating the facility within the Camp Zone ensures fair and equitable provision in 
line with the Equality Act. 
 
These rooms are designed in accordance with Building Regulations Part M (2021 edition), which makes provision of 
Changing Places facilities a requirement for public buildings. Each room: 

• Has a minimum 12 m² gross internal area. 

• Includes a peninsula WC to allow access from both sides. 

• Provides a wash basin (preferably height-adjustable). 

• Contains a fixed or mobile ceiling-mounted hoist system. 

• Offers sufficient space for two carers to assist. 

 
The design also aligns with Building Bulletin 103 guidance for special educational settings, ensuring appropriate equipment 
and circulation space. 
 
Why this Size and Provision are Required 
The minimum 12 m² size is mandated by Part M for Changing Places facilities and is necessary to accommodate: 

• A wheelchair user in comfort. 

• One or more carers. 

• Specialist equipment such as a hoist and adult-sized changing bench. 
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Positioning this room adjacent to the camp zone: 

• Ensures short travel distances for those who need them, in line with Part M and BS 8300 best practice. 

• Improves safeguarding and dignity, avoiding the need for users to travel long distances in soiled clothing or 
with carers. 

 
The Equality Act 2010 further requires service providers to make reasonable adjustments to accommodate disabled users — 
these facilities directly meet that duty. 
 
This is a new provision compared to the former HOAC facility and represents a significant upgrade in inclusivity. It enables 
the site to serve people with profound and multiple disabilities, supports carers, and ensures compliance with Building 
Regulations, BB103, and the Equality Act (2010). 

 

4.6 Secure Store 
Previous Provision 

Storage at the former HOAC facility was dispersed across the site in temporary containers, creating operational 
inefficiencies and security risks. 

 

Proposed Provision 

A 3 m² secure store is proposed within the Camp Zone to accommodate safety and activity equipment. The secure 
environment ensures that equipment is protected from tampering, theft, or weather-related damage, while remaining 
accessible for staff use during activities. 

 

Why this Size and Provision are Required 

The 3 m² footprint is required to: 

• Store the full inventory of essential safety and activity equipment for peak program use. 

• Provide a controlled and lockable environment to maintain equipment integrity and operational readiness. 

 

This is a reprovision of the former HOAC facility and addresses critical gaps in security and efficiency, ensuring that 
essential equipment is stored safely and can be deployed quickly during activities. 

 
4.8 Food Preparation 
Previous Provision 

The former HOAC facility included a 16 m² handwash area, which also doubled as a food preparation space, creating 
hygiene risks and operational inefficiencies. 

 

Proposed Provision 

An 8 m² external food preparation area is proposed within the Camp Zone. This space will allow staff to prepare light 
refreshments and provide hydration for children and staff while remaining within the activity area. The area will also allow 
children to wash their hands and clean equipment while engaged in camping and activity sessions. The facility will include a 
wash trough designed for simultaneous use by multiple children and positioned to be easily accessible from activity and tent 
areas. 

 

Why this Size and Provision are Required 

The 8 m² size is sufficient to accommodate a small run of worktops for light food preparation and ensures: 

• Staff can prepare refreshments without leaving the camp zone, maintaining supervision of children. 

• Safe practices by separating food preparation from handwashing. 
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Locating the handwash externally: 

• Reduces hygiene risks by separating handwashing from food preparation areas. 

• Encourages regular handwashing and equipment cleaning during activities. 

• Supports supervision, allowing staff to monitor usage while children remain in the activity zone. 

 

This is a reprovision compared to the former HOAC facility, but its dedicated nature ensures that children and staff in 
the camp zone can be fed and hydrated safely and efficiently. 

 

4.9 Accessible WC 
Previous Provision 

The former HOAC facility included one accessible WC, but the cubicle was undersized and non-compliant with Building 
Regulations. 

 

Proposed Provision 

One accessible WCs with an area of 5 m² will be provided within the Camp Zone. The cubicle is designed in accordance with 
Approved Document M and BS 8300, ensuring it is fully accessible and located within 40 m horizontal travel distance from 
the camp and activity zone. 
 
Why this Size and Provision are Required 

Providing a fully compliant accessible WC meets Equality Act 2010 and Building Regulations Part M (2024) 
requirements, ensuring that users with disabilities can use the facilities safely and independently. Its location within 
the Camp Zone minimises travel distances for those with limited mobility and supports effective supervision across the 
site. 

This is a new provision compared to the former HOAC facility. Its inclusion addresses a key gap in accessibility, 
ensuring all staff can use the facilities safely, privately, and with dignity in line with current guidance and regulations. 

 
4.9 Main Activity Shelter 
Previous Provision 

The former HOAC facility included seven external activity shelters.  

 

Proposed Provision 

A 96 m² covered activity shelter is proposed to accommodate 50 children at peak times, plus staff. It is located adjacent to 
the food preparation and handwash areas and provides protection from the elements. The shelter will include lighting and 
power connections to support activities and safety needs. 
 
Why this Size and Provision are Required 

The main activity shelter is required to: 

• Provide a safe, covered area for emergency mustering and first aid for children and staff during overnight 
stays. 

• Minimise travel distance so that first aid can be administered promptly without needing to move children to 
the operation zone. 

 

This is a reprovision of the former HOAC facility and ensures that children and staff have a functional, and accessible 
covered area for activities and emergency use. 

5.0 Anglers’ Shelters 
The Anglers’ Shelters are modest, functional buildings designed to meet the specific needs of anglers on site. Each provides a 
unisex accessible WC, a small tea point for refreshments, and an external handwash facility for hygiene and cleaning fishing 
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equipment. A secure store is included for angling gear and supplies. Due to the size of the site, two identical shelters are 
provided—one near the main gate and the other adjacent to the Broadwater Sailing Club—ensuring convenient access for 
users in both locations. 
 
Total GIA: 24 m² 
Total GEA: 40 m² 
 
5.1 Accessible WC 
Previous Provision 

No provision was previously provided for anglers at the former HOAC facility. 

 

Proposed Provision 

Two accessible WCs are proposed, one within each anglers’ shelter. The cubicles are designed in accordance with Approved 
Document M and BS 8300, and are intended to be ungendered to serve all anglers on site. 
 
The shelters are located as follows: 

• One near the main gate. 

• One adjacent to the existing Broadwater Sailing Club. 

 
This separate provision ensures anglers are segregated from children using the operation and camp zones for safeguarding 
reasons. 
 
Why this Size and Provision are Required 

The accessible WCs are required to: 

• Provide sanitary facilities compliant with Approved Document M and BS 8300 for all anglers, including 
wheelchair users. 

• Offer ungendered provision to maximise usability. 

• Support safeguarding by keeping anglers separate from children’s activity areas. 

 

This is a new provision compared to the former HOAC facility and ensures equitable, compliant, and safe sanitary 
provision for all anglers on site. 

 
5.2 Tea Point 
Previous Provision 

No equivalent space existed at the former HOAC facility. 

 

Proposed Provision 

Two tea points are proposed, one within each anglers’ shelter, each with a footprint of 5 m². These spaces provide 
light refreshments, hydration, and a rest area for anglers. 

 

The design includes a small kitchenette for tea making and light refreshments, with a 1500 mm turning circle to 
comply with Approved Document M (ADM) requirements. 

 

Why this Size and Provision are Required 

Providing dedicated tea points ensures anglers can access refreshments and rest whilst angling. The size of each tea 
point has been determined to accommodate a small kitchenette for tea making and light refreshments, while 
including a 1500 mm turning circle to comply with Approved Document M (ADM) requirements. 
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This is a new provision compared to the former HOAC facility and ensures anglers have appropriate facilities to rest, 
eat, and hydrate safely and efficiently on site. 

 
5.4 Store 
Previous Provision 

No provision was previously provided for anglers at the former HOAC facility. 

 

Proposed Provision 

A small secure store with a 2 m² footprint is proposed within each anglers’ shelter. The store will be lockable and 
designed to accommodate angling gear, bait, and associated equipment, protecting them from theft, tampering, and 
weather damage. 

 
Why this Size and Provision are Required 

The 2 m² footprint is required to: 
• Safely store a full set of angling gear and supplies for the associated shelter. 
• Provide a secure, controlled environment to protect equipment integrity  

 
This is a new provision compared to the former HOAC facility and ensures anglers’ equipment is stored safely and 
remains in good condition for use. 

 
5.5 Handwash 
Previous Provision 

No provision was previously provided for anglers at the former HOAC facility. 

 

Proposed Provision 

A 2 m² external handwash facility is proposed within each anglers’ shelter. Each facility will include a durable wash trough 
suitable for both personal hygiene and the cleaning and sterilisation of fishing equipment. 
 
Why this Size and Provision are Required 

The 2 m² footprint is required to accommodate a full-size wash trough with sufficient clearance for safe and 
convenient use and enable cleaning of hands and equipment without encroaching on tea point or storage areas. 
 

This is a new provision compared to the former HOAC facility and addresses a critical gap in hygiene infrastructure, 
ensuring anglers can maintain cleanliness and equipment safety on site. 
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BLDG NO.  ACTIVITY TYPE GIA EXTERNAL Building areas of previous proposal sqm GIA GEA
1 CAMP ZONE 157 155 Operations zone - main building 2485 157 171
2 Operations zone (main building) 2062 365 Play zone - Activity shelters (land activities) 439 2062 2297
3 Safety zone 1231 417 Sleep zone 96 1231 1336
3 Anglers' Facilities 24 28 Safety zone (1) workshop 698 24 40

Safety zone (2) safety equipment 758 3474 3844
Safety zone (3) internal boat store 45
Anglers store 22
Energy centre 101

Totals 3474 965 Totals 4644

ACTIVITY 
REF BUILDING NAME INTERNAL EXTERNAL ROOM DESCRIPTION Present at 

HOAC
HOAC 
sqm 

Present at  
BSC BSC sqm

Present at 
CVSS / 
BLYM

CVSS / 
BLYM 
sqm 

Present at  
ORCHYD

ORCHYD 
sqm

1 CAMP ZONE

WCs 7 (cubicles) 19 Allow for 3 no. pans and handwashing facilities, 
incl. 1 non ambulant

   

WCs 8 (cubicles) 18 Allow for 3 no. pans and handwashing facilities, 
incl. 1 non ambulant

   

Superloo (SL) 3 A cubicle with WC, basin, shelf and other accessible 
features (but not for wheelchair use)

   

Accessible WC 5 A cubicle with an accessible WC    

Changing room 5 24 Changing room with 3 showers including a private 
ambulant shower & change and communal 
changing benches

   

Changing room 6 23 Changing room with 3 showers including a private 
ambulant shower & change and communal 
changing benches

   

Family change 7 To allow minority students, staff to use. Space for a 
buggy, bench, hooks. Baby change and baby 
feeding facilities. 

   

Accessible hygiene 16 Changing Places    

Plant room 5 Plant and other localised equipment    
Secure equipment store 3 To store camping and activity equipment    

Food preparation 8 To prepare light refreshments and for washing 
hands within the camping and activity zone

   

Main activity shelter (1) 96 50 people capacity, artificially lit, not heated, area 
for first aid. Food prep, hand washing facilities. 
Power, lighting and data provided here. 

 77   

Sheltered walkway 59 To provided covered shelter    
Partitions 26 n/a n/a n/a n/a
Circulation 1 0 n/a n/a n/a n/a

Gross Area 157 155 116

39 22

Totals

Building
Camp Zone

Anglers' Facilities

Existing Dews Lane areas corrected
Design and associated areas amended
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2

Accessible camping and support 
room

139 Accessible camping for up to 10 children and 2no. 
Healthcare professionals

   

Activities room 157 Accessible camping for up to 10 children. Also used 
to host some internal activities. 

 75   

Galley kitchen 40 To prepare hot food.  16  20  

Dry store 3 For dry food storage    
Kitchen WC 5 Staff WC with lobby, to satisfy food safety 

standards. Lockers for staff possessions. 
   

Support store / Mobility Store 20 To store linen, towels and assistance equipment  25   

Crew / Wellbeing Room 32 Space for members to sit, gather before and after 
sailing. Also doubles as additional space during 
busy days as a staff area.

  50   ? 

Medical treatment (first aid/sick 
bay)

17 Allow for 2 people to be treated by one person, with 
due dignity given to each (different genders, age 
groups, states of undress)

   

Entrance Reception 68 Primary entrance area with reception desk, stair 
and lift

   

Main office 21 With 6 desks for staff    

Plant room 8 Small plant room for UFH manifolds and localised 
equipment. 

   

Cleaners store 2 To store cleaning equipment    
Laundry 20 Serving accessible camping and seasonal staff. 

Direct access to outside and washing line. Sized to 
accommodate a 1500 turning circle

 5   

Accessible hygiene (changing 
places)

15 Space to allow a person and their carer(s) to wash, 
change and access sanitary facilities. 

   

Superloo (SL) 4 A cubicle with WC, basin, shelf and other accessible 
features (but not for wheelchair use)

   

WC (SL) 3 A cubicle with WC, basin.    

WC (SL) 3 A cubicle with WC, basin.    

Accessible WC 5 Cubicle with an accessible WC  ?  

The Hull 111 Gathering space at centre of building.  350   
Net area 562 111 173 0

Partitions 24 n/a n/a n/a n/a
Lift A 4    
Circulation 45 n/a n/a n/a n/a
Gross area (South Quarter GF) 635 111 173 70 0

WCs  + Showers 1 (cubicles) 35 Allow for 4 no. pans and handwashing facilities, 
incl. 1 non ambulant and 3no. showers incl. 1 
shower and change

   

WCs + Showers 2 (cubicles) 35 Allow for 4 no. pans and handwashing facilities, 
incl. 1 non ambulant and 3no. showers incl. 1 
shower and change

   

WCs + Showers  3 (cubicles) 35 Allow for 4 no. pans and handwashing facilities, 
incl. 1 non ambulant and 3no. showers incl. 1 
shower and change

   

WCs 4 + Showers (cubicles) 35 Allow for 4 no. pans and handwashing facilities, 
incl. 1 non ambulant and 3no. showers incl. 1 
shower and change

   

Changing room 1 30 Changing room for 30 children    

Changing room 2 33 Changing room for 30 children    

Changing room 3 33 Changing room for 30 children    

Changing room 4 34 Changing room for 30 children    

Family change 8 To allow minority students, staff to use. Menstrual 
health considerations. Allow for buggy to be 
brought in. Baby change facilities. 

   

Accessible change, shower, WC 10 Cubicle with accessible WC and shower    

Accessible Hygiene (Changing 
Places)

20 To allow for fully accessible facilities, for both 
independent users and those needing additional 
carer assistance

   

Cleaners store A 4 To store cleaning equipment    
Plant room A 26 Large plant room for building plant    

Plant Room B 9 Small plant room for UFH manifolds and localised 
equipment. 

   

Locker Lobby 1 22 For locker and bag storage    
Locker Lobby 2 22 For locker and bag storage    
WC External Circulation 21 External covered space outside of changing rooms / 

WCs
   

Net area 391 21 73 0

Partitions 42 n/a n/a n/a n/a
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OPERATIONS ZONE (MAIN BUILDING)

36

37



Stair and Lift B 47
Stair and Lift A 25 n/a n/a n/a n/a
Gross area (North Quarter GF) 505 21 73 50 0

Observation Room 178 To be used for internal activities such as indoor 
fencing

   

Chair Store 6    
Equipment store 20    
Operations 26 Needs direct view onto water. 

To accommodate 4no. Desks + storage
 13   

Training Room 31 A training room is required for one-to-one and 
group training sessions for operational staff.To be 
used by 12-15 students - not practical

 29   

Pantry 15 The pantry will serve the observation room and will 
be used for the preparation of light refreshments 
only.

   

Server 4 Room for server and IT equipment  ? ? 
WCs 5 (cubicles) 16 Allow for 4 no. pans and handwashing facilities, 

incl. 1 non ambulant
   

WCs 6 (cubicles) 16 Allow for 3 no. pans and handwashing facilities, 
incl. 1 non ambulant

   

WC (superloo) 4 A cubicle with WC, basin, shelf and other accessible 
features (but not for wheelchair use)

Accessible WC 6 Cubicle with an accessible WC  8   

Main Deck 154 Viewing deck with a direct connection to the 
observation room

   

Listening Deck 53 A place for people to be, including neurodivergent 
users, families feeding babies, older people and 
those with sensory processing needs. 

   

Plant 11 Small plant room for UFH manifolds and localised 
equipment. 

   

Net area 333 207 95 0

Partitions 21 n/a n/a n/a n/a
Stair and Lift C 46    
Circulation 6

Circulation 20 n/a n/a n/a n/a
Gross area (South Quarter 1F) 426 207 95 50 0

Accessible cabin with shower room 
(1)

28 Bedroom = 21m2
Bathroom = 7m2

   

Accessible cabin with shower room 
(2)

27 Bedroom = 20m2
Shower room = 7m2

   

Standard cabin with shower room 
(3)

15 Bedroom = 12m2
Bathroom = 3m2

   

Standard cabin with shower room 
(4)

15 Bedroom = 12m2
Bathroom = 3m2

   

Standard cabin with shower room 
(5)

15 Bedroom = 12m2
Bathroom = 3m2

   

Standard cabin with shower room 
(6)

15 Bedroom = 12m2
Bathroom = 3m2

   

Standard cabin with shower room 
(7)

15 Bedroom = 12m2
Bathroom = 3m2

   

Standard cabin with shower room 
(8)

15 Bedroom = 12m2
Bathroom = 3m2

   

Standard cabin with shower room 
(9)

15 Bedroom = 12m2
Bathroom = 3m2

   

Standard cabin with shower room 
(10)

15 Bedroom = 12m2
Bathroom = 3m2

   

Standard cabin with shower room 
(11)

15 Bedroom = 12m2
Bathroom = 3m2

   

Standard cabin with shower room 
(12)

16 Bedroom = 13m2
Bathroom = 3m2

   

Standard cabin with shower room 
(13)

19 Bedroom = 16m2
Bathroom = 3m2

   

Galley 11 Kitchen facilities for seasonal staff    
Dining 26 Dining facilities for seasonal staff    
Lounge room 36 Lounge facilities for seasonal staff    

Accessible visitor WC 5 Cubicle with accessible WC    
Plant room 18    
Store 3 General store

Gangway 26 External amenity space for seasonal staff    
Net area 324 26 157

Partitions 35 n/a n/a n/a n/a n/a
Stair and Lift 26     
Stair and Lift 47

Circulation 64 n/a n/a n/a n/a n/a
Gross area (North Quarter 1F) 496 26 157 0

157
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A shared space, each group will need storage to 
allow for their equipment and loose furniture to be 
put away while others are using the space. 
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Gross area: Operations zone 
(main building) 2062 365 498 170

3 SAFETY ZONE

Energy Centre 68 Central site plant room to control, maintain and 
observe the sustainable equipment throughout the 
site. 

   

High voltage switch room 8 For high voltage switch gear    
Low voltage switch room 8 For low voltage switch gear    
Plant Room 41 Required for the water source heat pump    
Transformer 43 Contained in a covered plant enclosure for 

safeguarding and fire safety
n/a n/a n/a n/a

Safety equipment storage 386 Storage shed for wetsuits, buoyancy aids, and other 
equipment. Direct access to water. 

   

Safety equipment storage (yard) 92 To allow students to gather while putting on 
equipment, space to wash and dry equipment after 
use. 

   

Accessible WC 6 Cubicle with accessible WC    
Tea Point 11 The pantry kitchen and mess is required to prepare 

light refreshments for visitors. It will be an adults-
only area. 

    

Safety Boat store 84 For safety boats  51  75  
Workshop and repairs 516 The workshop and repairs room and yard is 

required for essential maintenance.
    

Workshop and repairs (yard) 325 The workshop and repairs room and yard is 
required for essential maintenance.

    

Tea Point 6 The pantry kitchen and mess is required to prepare 
light refreshments for visitors. It will be an adults-
only area. 

    

Accessible WC 6 Cubicle with accessible WC     
Horticultural Store 18 The horticultural store is required to store 

equipment for ground maintenance and 
horticulture.

    

Net area 1201 417 1305

Partitions 30 0 n/a n/a n/a n/a n/a n/a
Gross area: Safety zone 1231 417 1305 310 0

4 ANGLERS' FACILITIES

Handwash 2 By the Main Gate    
Tea Point 5 By the Main Gate    
Accessible WC 5 By the Main Gate    
Store 2 By the Main Gate

Walkway 12 By the Main Gate

Handwash 2 By the existing Broadwater Sailing Club site    
Tea Point 5 By the existing Broadwater Sailing Club site    
Accessible WC 5 By the existing Broadwater Sailing Club site    
Store 2 By the existing Broadwater Sailing Club site    
Walkway 12 By the existing Broadwater Sailing Club site

Net area 24 28 0

Partitions 0 0 n/a n/a n/a n/a n/a n/a
Gross area: Anglers' 24 28 0 0
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