
38vPPR Architects
Omega Works A | Design and Access Statement | Feb 2023

The applicant has consulted with the wider local community to 
communicate the aspirations of the project, listen to feedback 
and share an overview of the proposals.

A process of informal consultation took place over the course 
of the design evolution during 2019 and 2020, including 
knocking on doors pre-Covid talking to existing tenants, 
and online surveys during Covid. The meetings of the formal 
consultation process took place between 2020 and 2022. 

Below is a list of feedback we have received at each 
consultation. The key themes are then addressed in section 6.2. 

DOOR TO DOOR CONSULTATION WITH ON-SITE 
RESIDENTS
22 January 2018

	– Tenants noted a lack of sufficient cycle storage in the 
existing warehouse buildings.

	– Tenants noted a lack of thermal and acoustic control in the 
existing warehouse buildings. 
 
 
INFORMAL CONVERSATIONS WITH RESIDENTS 
9 February 2020 

	– Tenants highlighted a lack of security to Warehouse Living 
frontage along Hermitage Road, particularly at the sheltered 
entrance which encourages people to loiter. 
 

ONLINE QUESTIONNAIRE TO RESIDENTS
March 2020

	– Tenants noted the existing building suffers from leaking roofs 

	– Tenants listed a lack of security at the existing warehouse as 
a concern 

	– Tenants like the tall ceiling heights and generous glazing of 
the existing warehouse buildings 

6.0	 CONSULTATION AND ENGAGEMENT

6.1	 ENGAGEMENT WITH THE LOCAL COMMUNITY

Extracts from online survey: March 2020

DRAFT
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PUBLIC CONSULTATION

WELCOME

ABOUT US

Omega Works C Omega Works A Omega Works B

Precedent image: Redchurch Street Warehouse 
Conversion, London, vPPR Architects, RIBA 
Award 2017

Omega Works A, Hermitage Road, London N4 1NA

vPPR Architects have been selected 
for this project by the applicant due to 
their experience bringing high quality 
design to industrial contexts. 

Based in north London, and known for 
designs that promote creative mixed 
use communities, our projects combine 
clear formal concepts and a sensitive 
material approach to context. 

We are committed to designing high 
quality internal and external spaces 

that have a strong sense of identity 
and are inspired by local histories.  
The studio operates under the belief 
in the continual crossover between 
art and architecture, seeking creative 
solutions that strengthen communities, 
no matter how large or small.

Environmental sustainability is 
a priority in all our projects. Our 
strategies include implementing 
passive energy strategies, and 
integrating landscaping with built form.

Welcome to the public exhibition 
for Omega Works A. This document 
has been prepared by vPPR 
Architects for Majorlink, alongside 
Collective Planning as part of the 
public consultation on the emerging 
proposals for the site.

The Site Allocation for Omega Works 
(SA 32)  involves three separate 
ownerships (A, B, C) and forms part of 
the Harringay Warehouse District. The 
project teams for Omega Works A and 
B have been working closely together 
over the past years to bring forward an 
exciting cohesive vision for the site. 

We would like to hear your views on the 
scheme, before submitting a planning 
application to Haringey Council. 
Please take this opportunity to look 
at our aspirations for the site. We look 
forward to hearing your comments.

Our vision is to deliver highly 
sustainable, inspiring new workspace, 
warehouse living accommodation, 
homes and public space of 
outstanding architectural quality. 

Majorlink has owned the site since 
2007 and is seeking to retain and 
reprovide improved accommodation 
for existing occupants in the new 
development.  
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PLANNING CONTEXT 

BENEFITS

OUR EMERGING PROPOSALS
Our emerging plans aim to deliver:

- 1000m2 of flexible Commercial Space located on Hermitage Road on ground and basement levels, comprising eight units 

- Eight high quality Warehouse Living Units, with a total of 67 bedrooms, ranging from two to 15 generously-sized bedrooms 
per unit, with capacity to reprovide for all existing occupants and more. The designs exceed HMO standards and re-
interprets key aspects of the existing Warehouse Living Units 

- 76 high quality Residential Units, offering 8 studios, 24 one-beds, 32 two-beds, and 12 three-beds, each with private 
amenity space. 10 percent are wheelchair accessible, meeting Part M4(3)

- Dedicated, secure cycle parking for separate uses 

- On site disabled parking 

- Landscaped courtyard to introduce greenery to promote biodiversity and spaces for community to gather

COMMUNITY BENEFITS ENHANCED SUSTAINABILITY

As much of the existing fabric as 
possible will be reused on site. The 
historic facade will be retained; 
demolition materials will be 
transformed into beautiful crafted 
terrazzo tiles; and reclaimed brick will 
be integrated into new facades. 

The new buildings will be highly energy 
efficient with optimised insulation, 
double/triple glazing, air source heat 
pumps and solar panels. The proposed 
plans are aiming for BREEAM 
Excellent.

Hard and soft landscaping has been 
carefully considered to introduce 
maximum greenery to the site through 
trees and planting in the courtyard and 
street, and sedum roofs, promoting 
biodiversity and minimising rainwater 
run off. 

- A new pubic route connecting the 
Warehouse District
- Delivers much needed housing and 
workspace
- Smart new streetscape with trees, 
planting and paving
- New commercial offerings such as 
bike shops, cafe, exhibition spaces
- Retains existing creative warehouse 
living community
- High quality architecture inspired by 
the site’s musical history as a piano 
factory
- New courtyard, visible from the street, 
and open to the public for events 
- Collaborations with local artists to 
create artworks for three large walls, 
marking the entrances to the site
- Covered and secure cycle parking 
provided for different occupants

The proposed redevelopment of the 
site brings the following benefits to the 
local community:

SITE ALLOCATION  

79 Site Allocations DPD   Haringey’s Local Plan79 Site Allocations DPD   Haringey’s Local Plan
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FIGURE 2.7     Harringey Warehouse District vision 

 ▪ Local residents have identified positives associated 
with having a creative community living nearby, 
and there are opportunities to capitalise on this. 
Increasing the ability of local residents to interact with 
the projects and outputs of the creative community 
should be improved by creation of a space which 
can facilitate a range of events in which the local 
community can enjoy the local cultural output. This 
space should have extensive opening hours, flexible 
use, be publically accessible, and linked to local 
through routes for walking and cycling.

 ▪ Improvement of standards of residential premises 
for the local creative community to ensure they meet 
national housing standards.

 ▪ The area has a very mixed design and parts of the 
area are tolerant of a range of architectural styles and 
materials.

Vision for the area

2.87  The creation of a collection of thriving creative 
quarters, providing jobs for the local economy, 
cultural output that can be enjoyed by local 
residents, and places for local artists to live and 
work.

2.88  The Council will work with local landowners and 
residents to produce masterplans and potentially an 
SPD to help guide development in the area. This is 
set out in Policy DM39. Any change from existing 
employment use will need to be accompanied by 
detailed management arrangements that secure 
long term access to affordable business premises.
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FIGURE 2.7     Harringey Warehouse District vision 

 ▪ Local residents have identified positives associated 
with having a creative community living nearby, 
and there are opportunities to capitalise on this. 
Increasing the ability of local residents to interact with 
the projects and outputs of the creative community 
should be improved by creation of a space which 
can facilitate a range of events in which the local 
community can enjoy the local cultural output. This 
space should have extensive opening hours, flexible 
use, be publically accessible, and linked to local 
through routes for walking and cycling.

 ▪ Improvement of standards of residential premises 
for the local creative community to ensure they meet 
national housing standards.

 ▪ The area has a very mixed design and parts of the 
area are tolerant of a range of architectural styles and 
materials.

Vision for the area

2.87  The creation of a collection of thriving creative 
quarters, providing jobs for the local economy, 
cultural output that can be enjoyed by local 
residents, and places for local artists to live and 
work.

2.88  The Council will work with local landowners and 
residents to produce masterplans and potentially an 
SPD to help guide development in the area. This is 
set out in Policy DM39. Any change from existing 
employment use will need to be accompanied by 
detailed management arrangements that secure 
long term access to affordable business premises.

The site forms part of the Harringay 
Warehouse District, a series of 
industrial estates, predominantly 
surrounded by residential areas of 
Haringey. The Harringay Warehouse 
District is characterised by industrial 
brick warehouses of different scales 
arranged in an adhoc manner. 

The site is allocated in the Haringey 
Local Plan for redevelopment to 
increase and improve the Commercial 
floorspace and Warehouse Living 
Community. The site allocation for 

Omega Works (A, B and C) is SA32. 
The proposal has been developed 
taking on board the guidelines from 
the Site Allocations DPD.

The relationship between SA32/
Omega Works, SA31 /Crusader 
Estate and SA30/Arena Design 
Centre is very important as they form 
a large urban block together, and has 
been considered as part of a wider 
masterplan approach. 
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EXISTING SITE CONDITIONS
Since its construction in the early 
20th Century, Omega Works was a 
piano factory, until the 1980/90s 
when it organically transformed into 
warehouse living. 

This led to the creation of the 
Harringay Warehouse District and 
Warehouse Living Policy DM39. The 
existing site combines Warehouse 
Living, Commercial and Residential 
uses. 

The site sits to the north of Hermitage 
Road lined with two-storey terrace 
housing. Omega Works B is to the 
east, Crusader Estate to the north and 

the embankment and Omega Works 
C to the west. The site opportunities 
include:

1. Activation of the street frontage on 
Hermitage Road

2. Create a public route through to 
access Crusader Estate,
improving permeability through the 
Warehouse District

3. Create a generous external 
courtyard at the heart of the
site which is landscaped and brings 
greenery onto the site which can be 
used for the residents and the local 

community for events

4. Connect to the green embankment 
through a wider masterplan

5. Improve and transform the site in 
a way that retains and celebrates 
its special warehouse qualities 
and existing communities, with the 
retention of the existing facade 
and reinterpretation of existing 
architectural qualities.

6.  Opportunity to retain and expand 
creative community, delivering 
additional homes, warehouse living 
and workspace

Omega Works A

Omega Works B

Omega 
Works C

Crusader Estate

Hermitage Road

Embankment
23

4

5

1. Modularity of the facade and generous 
windows

2. Brick details 3. Rhythms in the roof profile 4. Open plan and varied section bringing in 
lots of light

Architectural qualities of the existing warehouses that we have reinterpreted in our proposals

6

1
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Interior view of a warehouse living unit on site

WHL CONSTRAINTS

There are many ways that the 
warehouse living units could be 
improved:  

 – Some rooms don’t have adequate 
natural light

 – Compromised fire escape strategy
 – Lack of storage
 – Poor quality external spaces
 – Thermal control is poor in the units
 – Acoustic control is poor in the units
 – There is insufficient cycle storage
 – Refuse strategy to be improved
 – Roofs are leaking
 – General security to be improved
 – Poorly located shared bathrooms
 – Inefficient circulation 
 – No accessible units
 – Structural repairs required
 – The communities could benefit from 

shared facilities between units such as 
maker’s facilities

WHL OPPORTUNITIES

We would like to learn from and 
improve upon existing constraints: 

 – The varied sections and double 
height spaces, where the communal 
living and working areas tend to be 
located, celebrate collectivity

 – The generous open plan spaces 
create flexibility for different 
occupants, some working on laptops, 
others requiring maker space

 – The industrial material palette 
of raw exposed surfaces creates an 
inspiring backdrop for creativity

 – Varied sizes of units, creating 
different offers to suit different needs 
and preferences.

 – Opportunity to ensure all units 
comply with building regulations

 – Opportunity to rethink adjacencies  
 – Opportunity to create accessible 

units 
 – Opportunity to create new external 

spaces.

WAREHOUSE LIVING (WHL)

The existing warehouses accommodate 
18 Warehouse Living units, six 
Commercial units and one Residential 
unit. Warehouse living is a form of co-
living and co-working.

 The existing Warehouse Living units 
include a total of 3230m2, including 
55 bedrooms, ranging from 3-13 
bedrooms per unit. 

The tenants are creative, often artists, 
graphic designers, musicians, fashion 
designers. 

There is a need for better quality 
workspace and Warehouse Living 
to cater for the creative community 
which is an integral part of the local 
community. 

EXISTING WAREHOUSE LIVING

WHL LAYOUT PRINCIPLES

While the layout of each warehouse 
living unit is unique, there are certain 
programmatic relationships that can be 
learnt from. 

Communal space
COMMUNAL 
KITCHEN

COMMUNAL 
SANITARY

DEDICATED
WORK SPACE

Diagram showing programmatic relationships in 
a warehouse living unit, with a gradient of public 
to private space 

External Courtyard

Private

Public

Bedrooms

Warehouse Living Unit

Public Consultation 
Omega Works A, Hermitage Road N4 1NA  |  vPPR Architects |  July 2021

PROPOSED ACCESS

Following our research into the existing 
uses and layouts of the warehouses, 
we have reinterpreted them to retain 
their industrial qualities, such as tall 
ceilings and generous open plan 
configurations, whilst ensuring they are 
all compliant with building regulations.

There are three pedestrian/cycle 
entrances and one vehicular entrance 
for fire engines and disabled access.

The primary entrance is from 
Hermitage Road, through the retained 
historic facade which forms a double 
height open space connecting to 
the communal courtyard beyond, 
and is managed by a concierge. The 
entrances will double as display 
spaces for art interventions.

Ground Floor Plan
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The commercial units are located on 
Hermitage Road on the ground and 
basement levels, activating the street 
frontage. The aspiration is to rehouse 
existing commercial tenants in these 
new affordable workspaces. The street 
is repaved and new trees and planters 
line the facade.

Five commercial units are located on 
the ground floor with street access 
and generous floor to ceiling heights 
of 3.5m, that could house for example 
fashion studios, maker spaces, 
galleries, a bicycle shop and a cafe. 
The ground floor units benefit from lots 
of natural daylight from the street, as 
well as from the courtyard,  and an 
industrial material palette including 
concrete floors and exposed blockwork 
walls. 

Three large commercial units are 
located on the basement level which 
are ideal for uses that require acoustic 
separation and lighting control, such 
as a recording studio, gym and maker 
space.  These are accessed via the 
primary entrance core on Hermitage 
Road beside the concierge.
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PROPOSED WAREHOUSE LIVING

WAREHOUSE LIVING

View inside a Warehouse Living Unit showing split level with work space at ground floor and living 
space on the first floor.

First Floor Plan

UNIT 6 UNIT 7BLOCK D

The development proposes eight 
Warehouse Living Units, ranging from 
two to fifteen bedrooms per unit, 
intentionally providing a variety of 
sizes. 

The unit layouts are based on the 
London Housing Design Guide, 
National Technical Housing Standards, 
HMO Guidelines, BCO guidelines 
as well as our analysis of the 
existing layouts, resulting in a major 
improvement on the existing layouts. 

The aspiration is to rehouse existing 
Warehouse Living occupants in these 
new affordable units. 

All the units benefit from: 

- A floor to ceiling height of 3.5m 
in all communal spaces, and some 
bedrooms
- Shared living and working spaces 
are oriented towards the communal 
courtyard, whereas private bedrooms 
are located on outer edges of blocks
- On the two rear blocks, shared 
working space is proposed at ground 
level - with the ability to open large 
glass doors and work outside, with 
external plug sockets and sink - and 
shared living space is proposed at first 
floor with increased privacy. Full height 
voids create a dramatic section and 
offer connections between floors
- Large communal kitchens with 
dedicated cupboards 
- Efficiently located sanitary facilities 
with a maximum of one bathroom per 
five residents
- All units have laundry rooms
- All units above three bedrooms have 
a dedicated messy maker room
- All standard bedrooms are 13m2, 
and some have the opportunities 
for mezzanines to create more work 
space and storage space; accessible 
bedrooms are 19m2; All bedrooms 
have generous windows
- Dedicated storage for each occupant
- Exposed finishes create industrial 
quality
- Private amenity space with balconies 
facing the courtyards, some have 
additional private gardens, as well as 
space in front of their courtyard
- Dedicated cycle storage provision
- Dedicated refuse provision

PRE-PLANNING

OMEGA WORKS, 167 HERMITAGE RD

HARINGEY, LONDON N4 1NA

NOTES:

 

KEY:

PROPOSED

FIRST FLOOR PLAN

PROJECT:

DRAWING TITLE:

121_A_01_01
DRAWING NUMBER:

NO. DATE DESCRIPTION

REVISIONS:

BY

A

C

D

B

ALL RIGHTS RESERVED——THESE DRAWINGS, CONCEPTS, DESIGNS 

AND IDEAS ARE THE PROPERTY OF VON PREUSSEN PEASE 

REYNOLDS ARCHITECTS LTD. THEY MAY NOT BE COPIED, 

REPRODUCED, DISCLOSED TO OTHERS OR USED IN CONNECTION 

WITH ANY WORK OTHER THAN SPECIFIED PROJECT FOR WHICH 

THEY WERE PREPARED, IN WHOLE OR IN PART, WITHOUT THE 

PRIOR WRITTEN AUTHORISATION OF VON PREUSSEN PEASE 

REYNOLDS ARCHITECTS LTD.

22 PRINCE OF WALES ROAD

LONDON NW5 3LG

+44 2077296168

WWW.VPPR.CO.UK

03

DRAWN ————————— DC

CHECKED ——————— JR

DATE —————————— 25 MAY 2021

SCALE ————————— 1:125@A1 / 1:250@A3

DESIGN STAGE —— 

REVISION:

PP5

DRAWING STATUS:

L

L

HERMITAGE ROAD

EMBANKMENT SINC

HARRINGAY

STADIUM SLOPES

UNIT 10A-D,

167 HERMITAGE ROAD

CORE

SHARED  COURTYARD,

COLLECTIVE WORKS SPACE &

COMMUNAL AMENITY SPACE

B

B

B

CORE

L

B B B B B(W) B(W) B

B

L

B

B 0 2.5 5.0 7.5 10.0 M

SITE BOUNDARY

B BEDROOM (PRIVATE)

B(W) BEDROOM (WHEELCHAIR ADAPTABLE)

C COMMERCIAL UNIT 

CC CONCIERGE

EX EXISTING

F SANITARY FACILITIES/KITCHEN/STORAGE

L LIVE

R RESIDENTIAL UNITS

S INDIVIDUAL STUDIOS

W SHARED WORKSPACE

W/L SHARED WORK-LIVE SPACE

WS WORKSHOP SPACE 

WH WAREHOUSE

CORE

AREA KEY:

BEDROOM

CIRCULATION

COMMERCIAL

FACILITY MANAGEMENT

RESIDENTIAL

WAREHOUSE LIVE

WAREHOUSE WORK

WORKSHOP

ROOF GARDEN (RESI)

PRIVATE AMENITY SAPCE

GREEN ROOF

GREEN ROOF/PV

BIKES

CAR PARKING

ROAD

SERVICES

WASTE

A

D

CRUSADER INDUSTRIAL ESTATE

UNIT D,

167 HERMITAGE ROAD

B

EXISTING HERMITAGE FACADE TO BE RETAINED

WH 05

WH 01

WH 02

WH 07

WH 08

POTENTIAL

FUTURE

PEDESTRIAN

& CYCLE

CONNECTION

TO THE

NORTH

C

B

B

B

B

B

B

W

L

B(W) B

B

B

WH 03

CORE
L

WH 04

B

L
CORE

B(W) B(W)

L

B

B

B

B

F

B

B

W

W

B(W)

WH 06

B(W)

B

B

PP1 21/02/20 PRE-APP ISSUE MW

PP3 14/09/20 QRP ISSUE DC

PP4 17/12/20 POST-QRP CHANGES DC

PP5 25/05/21 QRP ISSUE CH

PP1 21/02/20 PRE-APP ISSUE MW

1100l1100l1100l

1100l1100l1100l

1100l1100l1100l

1100l1100l
1100l

1100l1100l1100l

1100l1100l1100l

1100l

1
1
0
0
l

1100l

1100l

1100l

1100l

1100l

1
1
0
0
l

1100l
1100l

1100l
1100l

1100l

1100l

1100l

0 2.5 5.0 7.5 10.0 M

SITE BOUNDARY

A

D

C 01

WH 01

CRUSADER INDUSTRIAL ESTATE

EMBANKMENT SINC

HARRINGAY

STADIUM SLOPES

UNIT 10A-D,

167 HERMITAGE ROAD

CORE

CORE

CORE

EXISTING HERMITAGE FACADE TO BE RETAINED

ACCESS

FIRE

TENDER

APPROX +18.00M AODAPPROX +19.00M AOD

APPROX +17.00M AOD

+18.270M AOD

B BEDROOM (PRIVATE)

B(W) BEDROOM (WHEELCHAIR ADAPTABLE)

C COMMERCIAL UNIT 

CC CONCIERGE

EX EXISTING

F SANITARY FACILITIES/KITCHEN/STORAGE

L LIVE

R RESIDENTIAL UNITS

S INDIVIDUAL STUDIOS

W SHARED WORKSPACE

W/L SHARED WORK-LIVE SPACE

WS WORKSHOP SPACE 

WH WAREHOUSE

UNIT D,

167 HERMITAGE ROAD

SURFACE SEWER

WH 07

B

WH 08

SHARED  COURTYARD, 

COLLECTIVE WORKS SPACE & 

COMMUNAL AMENITY SPACE    

AREA KEY:

BEDROOM

CIRCULATION

COMMERCIAL

FACILITY MANAGEMENT

RESIDENTIAL

WAREHOUSE LIVE

WAREHOUSE WORK

WORKSHOP

ROOF GARDEN (RESI)

PRIVATE AMENITY SAPCE

GREEN ROOF

GREEN ROOF/PV

BIKES

CAR PARKING

ROAD

SERVICES

WASTE

W

W

W

POTENTIAL

FUTURE

PEDESTRIAN

& CYCLE

CONNECTION

TO THE

NORTH

WH 02

C

C 02 C 03

HERMITAGE ROAD

W

B

B

B

B

FENCED PLAYGROUND AREA

LOADING AREA

VEHICULAR

ENTRANCE

CYCLE STORE

GAS

INTAKE

B

B

B

B

BT

INTAKE

PUBLIC

SUB-STATION

RESIDENTIAL BINS

RESIDENTIAL BINS

COMMERCIAL BINS

MAIN ENTRANCE WITH

COMMERCIAL SPACE

WHL BINS

WHL BINS

B

B

P(W) P(W) P(W) P(W)

B

B

WH 03

W
CORE

B

B

CYCLE STORE

CORE

CYCLE STORE

CYCLE STORE

LOBBY

+16.8040M AOD

CYCLE STORE

P(W)P(W) P(W)

CAFE

R
E
S
I
D
E
N
T
I
A
L
 
B
I
K
E
S

W
H
L
 
B
I
K
E
S

C
O
M
M
E
R
C
I
A
L
 
B
I
K
E
S

V
I
S
I
T
O
R
 
B
I
K
E
S

C 04 C 05

PP3 14/09/20 QRP ISSUE DC

PP4 17/12/20 POST-QRP CHANGES DC

PRE-PLANNING

OMEGA WORKS, 167 HERMITAGE RD

HARINGEY, LONDON N4 1NA

NOTES:

 

KEY:

PROPOSED

GROUND FLOOR PLAN

PROJECT:

DRAWING TITLE:

121_A_01_00
DRAWING NUMBER:

NO. DATE DESCRIPTION

REVISIONS:

BY

A

C

D

B

ALL RIGHTS RESERVED——THESE DRAWINGS, CONCEPTS, DESIGNS 

AND IDEAS ARE THE PROPERTY OF VON PREUSSEN PEASE 

REYNOLDS ARCHITECTS LTD. THEY MAY NOT BE COPIED, 

REPRODUCED, DISCLOSED TO OTHERS OR USED IN CONNECTION 

WITH ANY WORK OTHER THAN SPECIFIED PROJECT FOR WHICH 

THEY WERE PREPARED, IN WHOLE OR IN PART, WITHOUT THE 

PRIOR WRITTEN AUTHORISATION OF VON PREUSSEN PEASE 

REYNOLDS ARCHITECTS LTD.

22 PRINCE OF WALES ROAD

LONDON NW5 3LG

+44 2077296168

WWW.VPPR.CO.UK

03

DRAWN ————————— DC

CHECKED ——————— JR

DATE —————————— 25 MAY 2021

SCALE ————————— 1:125@A1 / 1:250@A3

DESIGN STAGE —— 

REVISION:

PP5

DRAWING STATUS:

PP5 25/05/21 QRP ISSUE CH

PP1 21/02/20 PRE-APP ISSUE MW

1100l1100l1100l

1100l1100l1100l

1100l1100l1100l

1100l1100l
1100l

1100l1100l1100l

1100l1100l1100l

1100l

1
1
0
0
l

1100l

1100l

1100l

1100l

1100l

1
1
0
0
l

1100l
1100l

1100l
1100l

1100l

1100l

1100l

0 2.5 5.0 7.5 10.0 M

SITE BOUNDARY

A

D

C 01

WH 01

CRUSADER INDUSTRIAL ESTATE

EMBANKMENT SINC

HARRINGAY

STADIUM SLOPES

UNIT 10A-D,

167 HERMITAGE ROAD

CORE

CORE

CORE

EXISTING HERMITAGE FACADE TO BE RETAINED

ACCESS

FIRE

TENDER

APPROX +18.00M AODAPPROX +19.00M AOD

APPROX +17.00M AOD

+18.270M AOD

B BEDROOM (PRIVATE)

B(W) BEDROOM (WHEELCHAIR ADAPTABLE)

C COMMERCIAL UNIT 

CC CONCIERGE

EX EXISTING

F SANITARY FACILITIES/KITCHEN/STORAGE

L LIVE

R RESIDENTIAL UNITS

S INDIVIDUAL STUDIOS

W SHARED WORKSPACE

W/L SHARED WORK-LIVE SPACE

WS WORKSHOP SPACE 

WH WAREHOUSE

UNIT D,

167 HERMITAGE ROAD

SURFACE SEWER

WH 07

B

WH 08

SHARED  COURTYARD, 

COLLECTIVE WORKS SPACE & 

COMMUNAL AMENITY SPACE    

AREA KEY:

BEDROOM

CIRCULATION

COMMERCIAL

FACILITY MANAGEMENT

RESIDENTIAL

WAREHOUSE LIVE

WAREHOUSE WORK

WORKSHOP

ROOF GARDEN (RESI)

PRIVATE AMENITY SAPCE

GREEN ROOF

GREEN ROOF/PV

BIKES

CAR PARKING

ROAD

SERVICES

WASTE

W

W

W

POTENTIAL

FUTURE

PEDESTRIAN

& CYCLE

CONNECTION

TO THE

NORTH

WH 02

C

C 02 C 03

HERMITAGE ROAD

W

B

B

B

B

FENCED PLAYGROUND AREA

LOADING AREA

VEHICULAR

ENTRANCE

CYCLE STORE

GAS

INTAKE

B

B

B

B

BT

INTAKE

PUBLIC

SUB-STATION

RESIDENTIAL BINS

RESIDENTIAL BINS

COMMERCIAL BINS

MAIN ENTRANCE WITH

COMMERCIAL SPACE

WHL BINS

WHL BINS

B

B

P(W) P(W) P(W) P(W)

B

B

WH 03

W
CORE

B

B

CYCLE STORE

CORE

CYCLE STORE

CYCLE STORE

LOBBY

+16.8040M AOD

CYCLE STORE

P(W)P(W) P(W)

CAFE

R
E
S
I
D
E
N
T
I
A
L
 
B
I
K
E
S

W
H
L
 
B
I
K
E
S

C
O
M
M
E
R
C
I
A
L
 
B
I
K
E
S

V
I
S
I
T
O
R
 
B
I
K
E
S

C 04 C 05

PP3 14/09/20 QRP ISSUE DC

PP4 17/12/20 POST-QRP CHANGES DC

PRE-PLANNING

OMEGA WORKS, 167 HERMITAGE RD

HARINGEY, LONDON N4 1NA

NOTES:

 

KEY:

PROPOSED

GROUND FLOOR PLAN

PROJECT:

DRAWING TITLE:

121_A_01_00
DRAWING NUMBER:

NO. DATE DESCRIPTION

REVISIONS:

BY

A

C

D

B

ALL RIGHTS RESERVED——THESE DRAWINGS, CONCEPTS, DESIGNS 

AND IDEAS ARE THE PROPERTY OF VON PREUSSEN PEASE 

REYNOLDS ARCHITECTS LTD. THEY MAY NOT BE COPIED, 

REPRODUCED, DISCLOSED TO OTHERS OR USED IN CONNECTION 

WITH ANY WORK OTHER THAN SPECIFIED PROJECT FOR WHICH 

THEY WERE PREPARED, IN WHOLE OR IN PART, WITHOUT THE 

PRIOR WRITTEN AUTHORISATION OF VON PREUSSEN PEASE 

REYNOLDS ARCHITECTS LTD.

22 PRINCE OF WALES ROAD

LONDON NW5 3LG

+44 2077296168

WWW.VPPR.CO.UK

03

DRAWN ————————— DC

CHECKED ——————— JR

DATE —————————— 25 MAY 2021

SCALE ————————— 1:125@A1 / 1:250@A3

DESIGN STAGE —— 

REVISION:

PP5

DRAWING STATUS:

PP5 25/05/21 QRP ISSUE CH

Courtyard elevation of a Warehouse Living Unit

Consultation and Community Involvement: Exhibition Document: August 2021

Public Consultation 
Omega Works A, Hermitage Road N4 1NA  |  vPPR Architects |  July 2021

4 storey massing conceals 
most of development behind. 
Upper 2 stories is set back

Due to 
embankment 
levels, 
this block 
appears as 4 
stories  with 
a 2-storey 
set back roof 
massing 

From Crusader Estate, 
this block appears as 6.5 
stories with 2-storey roof top 
massing

PROPOSED MASSING 

Massing appears as 4 stories with 
2-storey set back roof massing
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Massing behind Hermitage 
Road block not visible due to 
perspective
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4 stories

Site Section through Hermitage Road

6.5+2 stories setback

Impression of the proposal on Hermitage Road with artwork by local artist highlighting entrance

The proposal consists of three linear 
blocks, two of which retain the position 
of the existing footprint on Hermitage 
Road and on the Embankment, with 
the third block shifted towards the 
boundary with Crusader Estate. This 
arrangement opens up space for a 
communal courtyard at the heart 
of the site, in-keeping with other 
courtyards in the warehouse district. 

The block on Hermitage Road 
becomes four storeys, with the top two 
storeys set back. The taller massing is 
carefully placed to the rear of the site 
which, due to site conditions is barely 
visible from the public street, and 
appears reduced in height from the 
Embankment due to site level changes.

3D massing with site outlined in red
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PROPOSED MATERIALITY

The material concept proposes a contrast between exterior 
and interior facades. The outer perimeter walls are solid 
brick with punched out windows, and the inner courtyard is 
lightweight and filigree with lots of greenery. This introduces 
a sense of surprise and openness on arrival to the courtyard.

The Commercial and Warehouse Living units, located on 
ground, mezzanine and first floor levels, open up to the 
courtyard with glazed doors and balconies. The residential 
units are located above, also with their communal spaces 
and balconies facing the courtyard.

The detailing and landscape of the project has been 
inspired by the history of the site as a former piano factory.  
Acoustic waves, curves and rhythms of lines bring a 
musicality to the site and define special moments of arrival 
or gathering. 

COURTYARD: LIGHTWEIGHT, FILIGREE AND OPEN WITH LOTS OF GREENERY

PERIMETER WALLS: SOLID BRICK WITH PUNCHED OUT WINDOWS

Courtyard elevation

24

4.6 PROPOSED COURTYARD ELEVATIONS

DRAFT
Courtyard impression

View from the EmbankmentView from Crusader Estate

Plan diagram showing brick outer edge (red) and lightweight glass and 
metal courtyard facades (green) 

Inspiration: sound waves

Public Consultation 
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SUSTAINABILITY 

Landscape and roof plan, highlighting in red the locations for artworks beside entrances

Playground
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The design prioritises sustainability, 
maximising dual aspect units, high 
thermal performance, biosolar roofs, 
air-source heat pumps, vegetation, 
playgrounds, external shading, 

preservation of the existing historic 
facade and transforming demolition 
waste into bespoke terrazzo tiles 
and other construction materials, 
preserving the history on the site in new 

interpretations.
Three large facades, beside each 
entrance to Omega Works A have 
been identified as sites for site-specific 
art commissions by local artists. 

Brick and slate 
terrazzo by Granby 
workshop, showing 
how materials can be 
repurposed

Maximising greenery 
with trees, grasses, 
flowers in the 
courtyard and on the 
roofs and some walls

Circular landscape 
motif creating a 
strong sense of rhythm 
in the courtyard, using 
two tones of paving

External fabric 
shading in the 
courtyard

Play spaces 
integrated with 
landscaping

Precedents:

Artworks on entrance 
walls

Playground
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THE WIDER APPROACH

8

4

8

4
3

5
6

5
4

commercial space

warehouse 

residential space

Section of indicative masterplan showing uses of the buildings
Omega Works Crusader Arena Design Centre

Residential

Warehouse

Commercial

to
Finsbury Park

to
Lee Valley Park

new green fingers

Finsbury Park Avenue

St Ann's Hospital

Ashfield Rd

Hermi
tage 

Rd

primary north-south
route

existing links to the site

new links to the site

secondary circulation
route

+
18 m

+
17 m

+
16 m

+
21 m

+
17 m

+
16 m

+
18 m

+
18 m

semi-public courtyard spaces

new green fingers

Hermi
tage 

Rd

primary north-south
route

existing links to the site

new links to the site

secondary circulation
routesemi-public courtyard spaces

to
Finsbury Park

new green fingers

Hermi
tage 

Rd

primary north-south
route

existing links to the site 

new links to the site 

secondary circulation
route

+
18 m

+
17 m

semi-public courtyard spaces

ecological corridor.

Between each of the three sites, a green 
buffer zone is proposed, extending the green 
embankment to the west, across the site. This will 
promote biodiversity and create external amenity 
space.

A green strip is proposed along the east boundary 
of Crusader Estate. Planting is also proposed 
along Hermitage Road.

VARIETY OF EXTERNAL SPACES - creating a
network of public and semi-public courtyards

Each of the three ownership sites has a primary 
courtyard associated with it, connected to the 
primary north-south axis route. 

On Crusader Estate, each group of blocks has a 
unique external space created by the type and 
arrangement of blocks. These external spaces 
sometimes open onto the north-south axis, or 
sometimes create more private courtyard spaces. 
The variety and arrangement of the blocks retains 
the character of the warehouse district. 

and secondary links and routes to enhance
pedestrian and cycle links.

A primary north-south route is proposed, from 
Arena Design Centre, through Crusader Estate 
through Omega Works to Hermitage Road, and 
beyond at either end to St Ann's Hospital at the 
North and to Vale/ Eade to the South. This route 
will tie the different sites together into a coherent 
whole. 

On Crusader Estate, a secondary circulation 
route is proposed to run around its boundary.
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As part of the wider approach, we have developed an 
indicative masterplan informed by our research into the 
existing Warehouse District. The proposals for Omega 
Works have been designed to work with or without the 
redevelopment of Crusader Estate.

The existing warehouse district is characterised by a type of 
'packing' geometry where linear blocks are placed within 
irregular sites, creating organic irregular external courtyards 
which enjoy a variety of shapes and sizes. 
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ecological corridor.

Between each of the three sites, a green 
buffer zone is proposed, extending the green 
embankment to the west, across the site. This will 
promote biodiversity and create external amenity 
space.

A green strip is proposed along the east boundary 
of Crusader Estate. Planting is also proposed 
along Hermitage Road.

VARIETY OF EXTERNAL SPACES - creating a
network of public and semi-public courtyards

Each of the three ownership sites has a primary 
courtyard associated with it, connected to the 
primary north-south axis route. 

On Crusader Estate, each group of blocks has a 
unique external space created by the type and 
arrangement of blocks. These external spaces 
sometimes open onto the north-south axis, or 
sometimes create more private courtyard spaces. 
The variety and arrangement of the blocks retains 
the character of the warehouse district. 

and secondary links and routes to enhance
pedestrian and cycle links.

A primary north-south route is proposed, from 
Arena Design Centre, through Crusader Estate 
through Omega Works to Hermitage Road, and 
beyond at either end to St Ann's Hospital at the 
North and to Vale/ Eade to the South. This route 
will tie the different sites together into a coherent 
whole. 

On Crusader Estate, a secondary circulation 
route is proposed to run around its boundary.

 DESIGN PRINCIPLES

T
The indicative masterplan proposes future connectivity to 
the Crusader Industrial Estate and Arena due to the site 
allocations for those areas, including: 
1. A new pedestrian and cycle link through Omega Works 
(SA32), Crusader Estate (SA31), and Arena (SA30).
2. Green buffer zones between sites, enhancing the 
ecological corridor.
3. A network of public and semi-public courtyards, extending 
off the new public route. 

EXISTING HARRINGAY WAREHOUSE DISTRICT INDICATIVE MASTERPLAN

Indicative view from Crusader Estate towards Omega Works facing SouthOmega Works Site Strategy
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Pedestrian and cycle connection on Omega A/B between Hermitage Road and Crusader 
Omega A pedestrian access points
Omega A vehicular access points

4 stories
with set back

6.5 stories

+ 2 stories

6.5 stories

+ 2 stories
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THANK YOU

Thank you so much for taking time to read about our 
emerging proposals. We look forward to hearing your 

feedback. 

We will host a question and answer session over MS 
TEAMS after the website has been taken down on 9

August 2021.
 

Please do complete our survey or email
info@collectiveplanning.co.uk with comments. 

View inside a residential unit facing the courtyard with a double height space, 
referencing the industrial qualities of the existing site

Proposed Hermitage Road Elevation

PUBLIC ONLINE QUESTIONNAIRE, EXHIBITION AND 
CONSULTATION

Exhibition: 20 July - 3 August 2021
Exhibition Consultation: 9 August 2021
Total: 28 responses 

A range of comments include: 

	– Positive feedback on retaining and restoring the historic 
façade on Hermitage Road 

	– Positive feedback on integrated artworks 

	– Concerns about height to rear 

	– Concerns about displacement of existing community for 
warehouse living and gentrification 

	– Concerns about impact on infrastructure

PUBLIC ONLINE CONSULTATION
9 February 2022 

	– Concern about loss of culture and erosion of community. 

	– Concern about rental security. Tenants were concerned 
about losing their homes and workspaces during the 
development. 

	– Concerns about the affordability of future rent

	– Construction impacts: Tenants were concerned about 
disruption to their businesses. 

	– Concerns about play space: Tenants were concerned that 
the play space will attract families that may raise conflicts 
with the warehouse living tenants that live there. 

	– Design item: Recording studio needs a 3.3m to 3.5m floor 
to ceiling minimum due to insulation.

DRAFT
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QUALITY OF THE EXISTING BUILDING

Existing users of the existing building highlighted poor thermal 
performance and acoustic separation. 

It is acknowledged that much of the existing fabric is not 
thermally or acoustically efficient. The proposed works will be 
well-insulated to create high quality buildings that will improve 
the quality of workspace and living space for the tenants.

Following the public consultations, the following themes 
have emerged as key topics and areas of interest for the 
community. 

Our responses to each of these topics is highlighted in italics.

CONNECTIVITY

The existing community called for improved connections to 
the West of the site, via the Slopes towards Finsbury Park. 

The scheme has been developed with input from the owners of 
neighbouring Site Allocation sites 30 (Arena Design Centre), 
31 (Crusader Estate) and 32 (Omega Works B). An indicative 
masterplan was produced at the beginning of this process which 
highlighted routes running through the site. 

PLAYSPACE

Concerns were raised about introducing family 
accommodation and playspace to the site. 

Formal and informal playspace has been integrated in the 
scheme in line with planning policy, seeking developments with 
a mix of unit types, including family homes. The playspaces are 
split between one corner of the shared courtyard and a rooftop 
playspace to ensure they do not occupy too much of the shared 
space but also create an inclusive external area.  

SECURITY

Concerns were raised about security on the site.

Recommendations from the Metropolitan Police will be 
integrated to create a safe public realm for all residents, tenants 
and visitors. Please see the end of section 6.4 for more details.

MASSING AND HEIGHT

Concerns have been raised over the massing and height of 
the development, particularly the blocks in the North-West 
portion of the site. 

Over the course of the design process, the massing of the 
development has been reduced following consultation with the 
community and Local Authority. The taller massing is located 
in the North-West corner of the site, where the neighbouring 
embankment is naturally higher, therefore reducing the impact 
of the new development on the surrounding residents. Top 
storeys have been set back to further reduce the visual impact 
of the development.

The massing along Hermitage Road has been kept low and the 
additional 2 storeys have been set back from the main facade to 
minimise impact on the houses opposite the site.

IMPACT ON INFRASTRUCTURE

Concerns have been raised by the local community that the 
development will cause parking stress in the area. 

The development is proposed as a car free development. 
Following analysis of the existing site, cycling is a popular 
mode of transport in the area, which will be accommodated by 
dedicated cycle stores for Commercial, Warehouse Living and 
Residential users. Parking is provided for accessible units. 

6.2	 LOCAL COMMUNITY CONSULTATION KEY THEMES AND RESPONSES

OPPOSITION TO DEVELOPMENT

Responses have been received which oppose development of 
the Omega Works site in general.

The site falls within an Area of Change (Seven Sisters 
Corridor) and a Local Employment Area - Regeneration 
Area, as well as within a Creative Enterprise Zone (CEZ). 
These designations acknowledge that the area is suitable for 
growth and intensification in order to facilitate renewal and 
regeneration but seek to protect and nurture existing industries, 
particularly the creative industries. As indicated in Policy DM39, 
the proposal retains a mix of uses on the site; Commercial, 
Warehouse Living and Residential and seeks to provide high 
quality, fit for purpose accommodation to cater for these uses.

SUSTAINABILITY

The plans to retain the historic facade along Hermitage Road 
were welcomed, as well as the use of air source heat pumps 
and sustainable approach to the development. 

The design prioritises sustainability, maximising dual aspect 
units, high thermal performance, biosolar roofs, air-source heat 
pumps, vegetation, playgrounds, external shading, preservation 
of the existing historic facade and transforming demolition 
waste into facade materials s and other construction materials 
where possible. The BREEAM target for this site is Very Good. DRAFT
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The Warehouse Living tenancies at the 
new development will be offered at an 
affordable rate, which will be informed 

by the Viability study.

EXISTING TENANTS

OFFERED ALTERNATIVE 
ACCOMMODATION IF 
AVAILABLE AT NEARBY 

WAREHOUSE LIVING SITES

IF WORKS ARE PHASED AND 
DEEMED SUITABLE, 

STAY ON SITE WHILST WORKS 
ARE BEING CARRIED OUT

END TENANCY

EXISTING TENANTS GIVEN 
FIRST REFUSAL TO RETURN TO 

OMEGA WORKS SITE

Existing tenants are given 6-12 months 
notice prior to development works 

starting

REGISTER INTEREST 
WITH LANDLORD FOR 

TEMPORARY ALTERNATIVE 
ACCOMMODATION OR STAYING 

AT THE OMEGA WORKS SITE 
DURING WORKS

END TENANCY 
AND

REGISTER INTEREST FOR 
RETURNING TO THE SITE 

POST-DEVELOPMENT

DISPLACEMENT OF THE EXISTING COMMUNITY

Concerns have been raised over the displacement of the 
existing community, gentrification and the affordability of the 
future development.

The client and Local Authority is committed to retaining the 
diverse, creative community at Omega Works. A Warehouse 
Living Management plan is submitted as part of this Planning 
Application, outlining reasonable steps to minimise disruption 
to existing residents, whilst ensuring that the existing community 
and culture is retained on site. Steps include:
	 -	 Phased development where appropriate
	 -	 Temporary relocation of residents where possible
	 -	 Existing tenants offered first refusal of new 		
		  development
	 -	 Warehouse living units to be offered at affordable 	
		  rents, informed by the Viability Study 

DRAFT




