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4.42	 From Bounds Green Road, looking toward the Site, the prominent 

buildings are the school and St. Michael’s Church. The school frontage to 

Bounds Green Road is described in the CA appraisal as:

“an amalgam of Victorian stock brick buildings of varying 

heights with red brick banding, white painted sash and modern 

windows and red tiled roofs. It also includes a prominent 

enclosed balcony which is surrounded by glazing at first floor 

level, and a single storey, fully glazed modern extension” 

(paragraph 4.28)

4.43	 The cul-de-sac occupied by Nos. 1 to 6 Wallman Place, which is lined 

with single-storey brick buildings with slate roofs and associated 

Traveller pitches and is surrounded by a tall brick wall, is described in the 

CA appraisal as making a neutral contribution to the character of the 

conservation area.

4.44	 Any proposals should contribute positively to the visual quality of the area, 

and preserve or enhance the character and appearance of the Trinity 

Gardens CA. The Trinity Gardens CA appraisal states that:

“In considering proposals for new buildings in conservation 

areas, amongst the principal concerns should be the 

appropriateness of the mass, scale of the architectural 

elements and its relationship with its context. A good new 

building should be in harmony with, or complementary to, its 

neighbours having regard to the pattern, rhythm, details and 

materials of the surrounding development in the conservation 

area.” (paragraph 11.13)

4.45	 With regard to open spaces the Trinity Gardens CA appraisal 

recommends that the public realm within the CA would benefit from 

general improvement and new high quality hard and soft landscaping.

CONTRIBUTION TO THE SITE TO SIGNIFICANCE OF THE TRINITY GARDENS CA 
4.46	 The Trinity Gardens CA appraisal states that the Civic Centre is a positive 

contributor to the CA and is described as:

“… a modernist, elongated four-storey building; the southern 

section of the building, which is for public use, has a concrete 

frame with plate glass curtain walling, whilst the offices areas 

are denoted by large, regular windows with stock brick infill.” 

(paragraph 5.5)”

4.47	 The principal elevation of the Civic Centre is visible along the High Road 

and from Crescent Gardens and its dominant feature, a large section 

of glazed façade and stone-lined entrance hall denoted by an upswept 

canopy, defines the civic and public part of the building and is a positive 

contributor to the character and appearance of the CA. Expressing 

architecturally the values of informality, transparency and modernity, 

which defined the aspirations of the post war civic centre building type.

4.48	 The associated car park, located to the rear of the listed building, forms 

a large area of vacant hardstanding between the Grade II listed Trinity 

Primary School and Haringey Civic Centre. The large area of tarmacked 

surfacing, bordered by wire fencing and lacking areas of attractive 

landscaping; forms a detracting feature within the Trinity Gardens CA and 

setting of adjacent listed buildings. 

4.49	 To the west of the Civic Centre, the permanent Travellers’ site at Wellman 

Place and additional surface level car parking that was constructed in the 

1980’s are not considered to positively contribute to the character and 

appearance of the Trinity Gardens CA. The blank and inactive frontage to 

Trinity Road and of the car park accessed from Bounds Green Road are 

considered to be detracting features within the Trinity Gardens CA. Here 

there is considered to be scope to improve the existing open spaces and 

links with the neighbouring Trinity Gardens and Crescent Gardens.

Figure 4.7	 Existing frontage to Trinity Road (2018) 
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OTHER NEARBY HERITAGE ASSETS
TRINITY GARDENS PRIMARY SCHOOL INCLUDING ATTACHED SCHOOL 
HOUSE (GRADE II) 

4.50	 The school was grade II listed on 4 October 2000 and is located to the west 

of the Site. Section 66 (general duty as respects listed buildings in exercise 

of planning functions) of the 1990 Act, requires that when determining 

applications, the local planning authority or the Secretary of State, ”shall 

have special regard to the desirability of preserving the building or its 

setting or any features of special architectural or historic interest which it 

possesses.”

4.51	 The school was built in 1899 by Mitchell and Butler as Tottenham Higher 

Grade Schools, in the Queen Anne Revival style. The facades are of yellow 

brick with red brick detailings, sash windows and red tiled roofs. The 

principal elevation of the school faces to the west, away from the Site and 

onto Trinity Gardens.

SETTING CONSIDERATIONS
4.52	 The flank and rear elevations of the school are visible from Trinity Road 

and Bounds Green Road. The school’s flank elevation is dominated by a 

large overhanging modern roof structure, which surmounts the playground 

on its northern side. 

4.53	 The Site is considered to form a neutral element within the setting of the 

school and is located to the rear of the school. Proposals for development 

at the Site should consider potential impacts on the setting of the School, 

including how proposals may appear in the background of views of the 

principal elevation the School.

CHURCH OF ST MICHAEL AND ALL ANGELS (GRADE II)
4.54	 St. Michael’s Church was grade II listed on 10 May 1974 and is located to 

the south of the Site at the junction of the High Road and Bounds Green 

Road.

Figure 4.8	 View of rear elevation of Trinity School from the Site (2018)

4.55	 The church was designed by Sir George Gilbert Scott and later altered 

to the designs of William Lambie Moffat in 1865. It is constructed of 

limestone and has a slate roof with a tall octagonal spire. Its principal 

elevation to Bounds Green Road includes large arched leaded windows 

with geometrical tracery and smaller circular windows, which are set at 

roof level. The traditional, brightly painted entrances to the church are set 

within arched stone surrounds.

4.56	 The church is a landmark feature of the Trinity Gardens CA and is a 

positive contributor to its character and appearance, prominent in views 

north along the High Road and at the junction with Bounds Green Road. 

The spire of the church is a visible feature in the surrounding area and from 

various locations within the Trinity Gardens CA.

Figure 4.9	 View of Church of St. Michael from junction of High Road and Bounds Green Road 
(2018)

SETTING CONSIDERATIONS
4.57	 The existing Site a minor element of the setting of the church. The Civic 

Centre is generally screened by the interposing development of No. 247 

High Road. The existing car park accessed off of Bounds Green Road is 

considered to be a detracting feature and there is scope here to improve 

this element of the setting of the church. Proposals for development at the 

Site should consider potential impacts on views of the church spire when 

seen from the surrounding area.
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WAR MEMORIAL (GRADE II)
4.58	 The war memorial was grade II listed on 18 February 2002 and is located 

within the King George IV Memorial Garden, approximately 50m to the 

south east of the Site.

4.59	 The memorial was erected in 1920 and is of Portland stone with gold 

mosaic panels above and bronze inscription panels below and York stone 

steps. The memorial commemorates residents of Wood Green who gave 

their lives in the First and Second World Wars and includes a frieze with the 

inscription. ‘Greater love hath no man than this that a man lay down for his 

life for his friends’.

SETTING CONSIDERATIONS
4.60	 The memorial is orientated to face onto the High Road and the 

surrounding gardens positively contribute to the experience of the 

heritage asset. The Site does not form a significant element of the setting 

of the memorial.

4.61	 Given the limited interaction between the current building on Site, as well 

as the nature of the asset, the Proposed Development is not considered 

to impact its significance, and is therefore scoped out of further 

assessment. 

Figure 4.10	 View of War Memorial from High Road (2018)

CATTLE TROUGH (GRADE II)
4.62	 The cattle trough and drinking fountain were grade II listed on 17 October 

1995 and are located to the north of the Site, fronting onto the High Road 

outside of the former Fishmongers Arms Public House.

4.63	 It dates to 1901 and is grey granite trough on a moulded grey granite 

base. A carved Portland stone fountain head in a Roman Baroque style 

rests on the granite base. On the side fronting the High Road there is a 

semi-circular pink granite drinking bowl with a dog trough below.

SETTING CONSIDERATIONS
4.64	 The Site does not form a significant element of the setting of the cattle 

trough, which principally relates to the High Road where it served the 

purpose of providing water for passing traffic.

4.65	 Given the limited interaction between the current building on Site, as well 

as the nature of the asset, the Proposed Development is not considered 

to impact its significance, and is therefore scoped out of further 

assessment. 

OBELISK MEMORIAL DRINKING FOUNTAIN (GRADE II)
4.66	 The obelisk was grade II listed on 18 February 2002. It is located within 

Trinity Gardens, approximately 200m to the west of the Site.

4.67	 The Obelisk was erected in 1879 and is a 21 foot high granite obelisk with 

water fountains and animal drinking troughs. The obelisk commemorated 

the life of Mrs Catherine Smithies, founder of the ‘Band of Mercy’ 

movement. It was positioned in its current location in 1904 due to the laying 

of electric tram lines on Bounds Green Road.

4.68	 The setting of the obelisk within Trinity Gardens positively contributes 

to the significance of the memorial, providing an area of public open 

space within which the memorial can be appreciated. It is located within 

the Trinity Road CA and is a focal point of the western end of the Trinity 

Gardens.

SETTING CONSIDERATIONS
4.69	 The obelisk is orientated to face onto Bounds Green Road and is located 

a significant distance from the Site, with interposing development and 

trees screening views toward the Site. The existing Site does not form a 

significant element of the setting of the obelisk.

4.70	 Given the limited interaction between the current building on Site, as well 

as the nature of the asset, the Proposed Development is not considered 

to impact its significance, and is therefore scoped out of further 

assessment. 

BRAEMAR AVENUE AND BAPTIST CHAPEL (GRADE II)
4.71	 The church was grade II listed on 6 July 1976. It is located approximately 

300m to the west of the Site.

4.72	 Based on the foundation stone the church dates to 1907 and was 

designed by Geo. and R P Baines and Son and built by H Knight and Son. 

It is a decorative building in the free Late Perpendicular style with striking 

façade materials including flint, red brick and terracotta.

SETTING CONSIDERATIONS
4.73	 The church is orientated to face onto Bounds Green Road and is located 

a significant distance from the Site, with interposing development and 

trees screening views toward the Site. The Site does not form a significant 

element of the setting of the church.

4.74	 Given the extent of separation distance and interposing vegetation/

development, the Proposed development is not considered to impact its 

significance and is therefore scoped out of further assessment. 

NOS. 7 AND 9 BOUNDS GREEN ROAD (GRADE II)
4.75	 Nos. 7 and 9 Bounds Green Road were grade II listed on 10 May 1974. They 

are located to the south of the Site on Bounds Green Road, opposite St. 

Michael’s Church.

4.76	 The Victorian villas are situated at the junction between Bounds Green 

Road and the High Road and were built in 1843. Nos. 7 and 9 Bounds 

Green Road comprise the oldest buildings within the Trinity Gardens 

Conservation Area and positively contribute to its character and 

appearance.

SETTING CONSIDERATIONS
4.77	 The Site is a minor element of the setting of the listed buildings. The 

Civic Centre is generally screened by the interposing development of St. 

Michael’s Church and No. 247 High Road. The existing car park accessed 

from Bounds Green Road is considered to be a detracting feature and 

there is scope here to improve this element of the setting of the listed 

buildings.
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ALEXANDRA PALACE (GRADE II) AND ALEXANDRA PARK (GRADE II 
RPG)

4.78	 Alexandra Palace and Park lies approximately 800m to the west of the 

Site. The park is surrounded by dense housing except to the east where 

the boundary is formed by the railway line. The Palace itself stands on a 

natural platform with extensive views over London to the south.

4.79	 Alexandra Palace was erected on the site of the former Tottenham Wood 

Farm as a Palace of the People in May 1873. The Palace and the Park 

included various facilities for recreation including concert halls, theatre, 

horse race course, cricket ground and an open air swimming pool. In 1934 

the BBC leased the east wing of the building and the first TV transmission 

was made on 2 Nov 1936 from the aerial erected on the south-east tower. 

Both the Palace and Park suffered bomb damage during the Second 

World War. The building suffered further fire damage in 1980 and the 

Palace was rebuilt and reopened in 1988.

4.80	 Alexandra Palace was grade II listed on 1 October 1996. The Palace is 

of architectural and historic interest as a rare survival of a large-scale 

Victorian exhibition and entertainment complex, and for the surviving BBC 

studios where the world’s first high-definition television programme was 

transmitted in 1936; the building also includes a complete set of Victorian 

stage machinery in the theatre. The park positively contributes to the 

setting of the Palace, which stands on a natural platform with extensive 

views over London to the south.

4.81	 Alexandra Palace Park was added to the Register of Parks and Gardens 

on 9 May 1995 at grade II. The parkland falls steeply from the Palace 

platform to the southeast and northeast and is laid out to the designs 

of Alexander McKenzie in an informal landscape style that contrasted 

with the formal approach to landscaping at the Crystal Palace. Following 

an Act of Parliament in 1901 the Trustees of the park were required to 

maintain the Palace and Park and keep them ‘available for the free 

use and recreation of the public forever’. The palace and park remain 

accessible to the public today.

4.82	  Today Alexandra Palace is a recreation centre and visitor attraction, 

which is currently open to the public and plays host to various events and 

shows. The park is currently well used and includes a viewing terrace, car 

parking areas, a cricket ground, amenity grassland, footpaths and café.

4.83	 The Palace and Park form a prominent landmark from various locations in 

the surrounding area.

4.84	 The London Plan identifies a strategic view from Alexandra Palace, No. 

1 London Panorama: Alexandra Palace to St. Paul’s Cathedral. The Civic 

Centre site does not fall within the viewing corridor and is therefore not 

subject to the associated policy considerations.

4.85	 The Site is located within a locally identified view toward Alexandra 

Palace, View No. 18 ‘Devonshire Road, corner of Devonshire Hill Lane to 

Alexandra Palace’. In accordance with Policy DM5 development proposals 

within the viewing corridors of identified locally significant views should 

make a positive contribution to the characteristics and composition of the 

local view where possible and enhance the viewers’ ability to recognise 

and appreciate the landmark being viewed. Obstructions to the identified 

views should be minimised and the impact of proposals within identified 

views should be assessed as appropriate.

4.86	 Where possible development proposals should consider opportunities to 

create new local views and vistas through the design and layout of new 

development. The Site is located such that views of the palace and park 

are possible, as are views to the central London to the south.

4.87	 Given the extent of separation distance from the Site, the Proposed 

Development is not considered to harm the special interest of Alexandra 

Palace or the RPG and thus this group of assets are scoped out of further 

assessment. 

Figure 4.11	 View of Alexandra Palace and Park from the Site (2018)

Figure 4.12	 View of central London from the Site (2018)
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LOCALLY LISTED BUILDINGS AND GARDENS
4.88	 There are number of locally listed buildings and gardens within the vicinity 

of the Site, as shown on the heritage asset plan (see Figure 4.1). Whilst 

these non-designated heritage assets are not afforded the level of 

protection assigned to designated assets, they are nonetheless locally 

significant and the potential impacts of proposals should be considered 

where relevant, as required by local planning policy.

4.89	 Locally listed buildings in the vicinity include No. 247 High Road, which is 

designated as a positive contributor to the Trinity Gardens Conservation 

Area and is located to the south of the Civic Centre on the High Road. It 

is an attractive three-storey, red brick building with prominent sandstone 

window surrounds, key stones and banding and a prominent balustrade at 

roof level. 

4.90	 Other locally listed buildings include No. 287 High Road (the former 

Fishmongers Arms Public House) to the north of the Site, which is a three 

storey building, which is constructed of London stock brick with a part 

rusticated, part green tiled ground floor level, white painted window 

surrounds and a prominent balustrade at roof level.

CRESCENT GARDENS AND KING GEORGE IV MEMORIAL GARDEN AND 
TRINITY GARDENS

4.91	 The area to the east of the High Road is occupied by Crescent Gardens 

and the King George IV Memorial Gardens, both of which are included on 

the local list of historic parks and gardens. These form a crescent shaped 

chain of landscaped green spaces, sub-divided by roads and paths 

between White Hart Lane to the north and the southern boundary of the 

Trinity Gardens Conservation Area. The northernmost section of Crescent 

Gardens forms a well-planted, landscaped green space with dense 

mature vegetation on its eastern side and a series of radiating pathways.

4.92	 The Crescent Gardens forms a positive element of the setting of the Civic 

Centre and enable views of the principal elevation of the building to be 

appreciated. Policy DM20 (Open Space and Green Grid) seeks to protect 

and enhance open spaces in the borough and encourages development 

adjacent to open space to protect and enhance the value and visual 

character of the open land. Proposals for the Site could also consider 

opportunities to improve links between Crescent Gardens   and King 

George IV Memorial Garden and Trinity Gardens to the east of the Site.

4.93	 Given the interposing forms of Trinity Primary School, the Civic Centre and 

the High Road, the Proposed Development is not considered to harm the 

significance of this group of locally listed parks, and thus they are scoped 

out of further assessment.  

Figure 4.13	 View of Site from Crescent Gardens (2018)
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5.0	 ASSESSMENT OF 
THE PROPOSALS 

5.1	 This section of the report provides an assessment of the effect of the 

proposals on the historic environment.

5.2	 The proposals have been subject to extensive pre-application engagement 

with planning, design and conservation officers at the Council, who are 

broadly supportive of the proposals. The scheme has been discussed at the 

Haringey Quality Review Panel twice, who are supportive of the proposals, 

and do not consider they need to carry out any further review of the design. 

The proposals were discussed at pre-application stage with Historic 

England, who are supportive of the proposals.

HARINGEY CIVIC CENTRE, GRADE II LISTED 
CONTEXT FOR THE PROPOSALS

5.3	 The proposals for the Civic Centre follow the Council’s decision to retain 

the building and in its original use, rather than dispose of the building or 

convert it to other uses, which would likely result in greater interventions 

in the listed fabric. The Council wants to improve, modernise and 

consolidate its presence on the civic site, and to reduce the carbon 

emissions from its buildings. 

5.4	 These objectives will be achieved through Council vacating two other 

office buildings in Wood Green and relocating the staff to the refurbished 

and extended Civic Centre. The other office locations will then be 

developed in line with the Council’s asset management and disposal 

strategy in order to generate capital receipts to support the business case 

for the refurbishment and extension works.

5.5	 The proposed refurbishment of the Civic Centre will mean that it is able to 

continue to operate in its original use and better meet the needs of LBH 

and its residents. The building is in considerable disrepair, is not currently 

well-suited to modern working practices and accessibility requirements, 

and fails to make the most efficient use of the considerable internal areas.

Figure 5.1	 Elliott School in Putney, LB Wandsworth (now Ark Putney Academy) prior to 
refurbishment

FAÇADE REFURBISHMENT 
5.6	 The poor condition of the Civic Centre is a significant and costly 

conservation issue. Our advice in 2019 identified that the considerable 

repair costs could threaten the viability of a new use, so it is fortunate that 

the Council had decided to retain the building and invest in its future.

5.7	 The Condition Survey by Ridge Property Construction Consultants 

(October 2017) indicated that the Civic Centre has now exceeded 

its design life (50-60 years), and that there is significant disrepair to 

the elevation cladding, manifest in the spalled concrete, corroding 

reinforcement and corrosion of cladding fixings. Ridge state that it is highly 

probable that there will be significant underlying corrosion to concrete 

reinforcement, and spalling will continue if it is not addressed. They identify 

that there is a high risk to public safety from dislodged concrete elements.

5.8	 Although there has been localised treatment with red oxide paint, this is 

a temporary ‘fix’, and Ridge concluded that the building is likely to require 

recladding, including the replacement of the fixings with stainless steel.

5.9	 Buro Happold have undertaken a survey of the façade (dated May 2021), 

which included intrusive investigations. In generally the brickwork appears 

to be in fair condition, where cleaning, local repointing and crack repairs 

would suffice. Areas of external brickwork on the east and west elevations 

are, however, proposed to be enhanced by internal insulation. The 

uninsulated plastered lining is to be removed and replaced with an insulated 

plasterboard lining. More detail on this is provided in the Listed Building 

Consent Justification Papers provided by Buro Happold.  

Figure 5.2	 Elliott School in Putney, LB Wandsworth (now Ark Putney Academy) post 
refurbishment

5.10	 The rendered areas of the façade are also likely to be renovated with some 

new areas of render where movement joints require it.

5.11	 The precast concrete panels at levels 0 to 2 are generally in poor condition, 

although in situ repair may be possible, or replacement of individual panels, 

although it would be difficult to match the colour to the existing panels, 

so is likely to have a patchy appearance. It would also not offer the same 

improvements to environmental performance as wholesale replacement. 

A more detailed condition survey of the façade is being commissioned 

to inform the approach to the refurbishment of this part of the façade, 

although the initial feedback is that repair is likely to be difficult to achieve. 

5.12	 The precast concrete panels at level 3 are an advanced state of disrepair, 

so would require more extensive replacement of the panels, so it is 

proposed to replace these with modern materials to match the colour and 

patination of the existing, with increased insulation to improve the thermal 

performance. 

5.13	 It is proposed to replace the pre-cast panels with insulated GRC (glass 

reinforced concrete), in a colour and texture to match the existing panels. 

The thinner nature of the GRC material provides an opportunity to insulate 

the building with a 10mm layer of mineral wool. This will create a thicker 

overall build up than the existing (approximately 60m thicker), but this will 

not significantly change or alter the overall appearance of the building. 

5.14	 The aluminium framed windows and curtain walling are also in 

poor condition, and Burro Happold have recommended complete 

refurbishment. The windows are single glazed so are thermally inefficient. 



59

Heritage Statement  |  March 2023

Assessment of the proposals

There are also issues with solar gain and glare, as well as the beading 

being contaminated with asbestos. The proposal is therefore to replace 

the windows and curtain walling with double glazed aluminium versions 

which replicate the existing design and window profiles. This will have 

significant benefits in terms of heat loss, solar gain and will result in lower 

running costs and an improved carbon footprint. However, due to the 

additional weight of the double glazed panels, a steel system is required 

to provide the structural integrity to support the windows. These will be 

implemented without significantly increasing the sizes of the mullions and 

transoms.

5.15	 The preferred approach for the replacement of the existing curtain walling 

is a steel curtain walling. This new walling will be coated in a finish to echo 

the current anodised aluminium, in keeping with the historic character of 

the building. 

5.16	 Elliott School in Putney, LB Wandsworth (now Ark Putney Academy) 

secured listed building consent for a similar replacement of the aluminium 

curtain walling with double glazed versions, see Figures 5.1 and 5.2. 

ALTERATIONS TO ENTRANCE STEPS: 
5.17	 The proposals comprise the removal of the steps at the front level 

entrance of the building and the replacement of these with a ramp to 

improve level access to the principal entrance.

5.18	 The front steps are part of the original design of the building and are 

integrated with the portico and raised beds surrounding the Civic Centre. 

The front steps form part of the arrival sequence from the street to the 

main reception, and have been identified as being of high significance. 

Figure 5.3	 Original ground floor plan. 
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Figure 5.4	 Historic photo of the ground floor entrance steps
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Figure 5.5	 Significance plan of ground floor 
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5.19	 In 1987 planning permission was granted for the ramped access to 

the south of the main entrance (application reference 1987/0673). The 

description of development was:

“Provision of new ramped access to main entrance, renewal of 

pavings and provision a handrails to main entrance pavements 

& northstop”.

5.20	 This indicates that the pavings and handrails to the front steps date from 

c. 1987 and are not original, but were replaced and added at the same 

time as the ramped access, which is consistent with their appearance. 

ADD PHOTO TO ILLUSTRATE 1987 RAMP AND HAND RAILS

5.21	 There was no assessment of the significance of the ramp in the 2019 

Heritage Report because the ramp was not surveyed on the drawings. 

Montagu Evans assessment is that the 1987 ramp detracts from the 

architectural interest of the listed building because it is of poor design 

quality, in red brick, which jars with the yellow stock brick of the original 

phase. The hand rails add visual clutter, both to the southern part of the 

elevation where the ramp is located and to the front entrance.

5.22	 The removal of the 1987 ramp and hand rails to the steps would therefore 

enhance the architectural significance of the listed building, by removing 

features that detract from and add visual clutter to the front elevation, 

to reinstate its original clean and open appearance. The removal of the 

front steps would result in a degree of less than substantial harm to the 

listed building, given that these were part of the original design and have 

been identified as being of high significance. The degree of harm would 

be limited by the fact that the hand rails and paving is not original. The 

replacement of the front steps with a ramp will mean that this part of the 

building can continue to form part of the arrival sequence to the main 

reception, while providing inclusive access for all, consistent with the public 

use of the building and the original design intent for democratic openness. 

Overall Montagu Evans consider that the proposed replacement of the 

existing ramp and front steps with a single ramp would enhance the 

architectural of the listed building. 

ROOF ALTERATIONS
5.23	 The most significant intervention in the roof is the removal of a section 

above the existing caretakers flat and plant room to create an open air 

plant room behind a retained façade. This is required because there is 

insufficient plant space in the existing building, and avoids the need for 

plant on the roof which would be more visible and have a more detrimental 

effect on the appearance and architectural interest of the building. Although 

the demolition of the roof structure and opening would result in the loss of 

historic fabric and result in less than substantial harm to the building, we 

consider this in justified in the context of enabling the long term sustained 

use of the building as a Civic Centre. It is also potentially reversible.

5.24	 It is also proposed to install photovoltaic panels on the roof of the main 

building and west wing to help meet net zero targets. These would be 

low profile to limit their visibility from the public realm, so they would not 

harm the architectural interest of the facades. These are also potentially 

reversible. 

5.25	 Finally, it is proposed to insulate the roof to reduce thermal bridging and 

improve the thermal performance of the building. This would require 

the installation of a small upstand along the parapet to improve the 

waterproofing of the building. This would be a minor alteration to the 

façade, in materials to match the existing parapet, and would not harm 

the architectural interest of the building.  

INTERNAL ALTERATIONS
REMOVAL OF INTERNAL PARTITIONS 

5.26	 It is proposed to remove a number of the internal partitions in the north 

wing of the Civic Centre in order to accommodate more staff in flexible, 

open plan offices. 

5.27	 This aspect of the proposals is key to the Council’s strategic vision to 

consolidate and improve its operation from the civic site at Wood Green. 

The alterations will secure the long term future of the building for its 

original purpose, when many other local authorities are disposing of their 

historic town halls.

5.28	 The analysis carried out by Hawkins Brown indicates that retention of the 

partitions would mean that only 42 formal workstations and 10 short stay 

workspaces could be provided on a typical floor, whereas the open plan 

layout would accommodate 68 formal workstations and 14 short stay 

workspaces per floor. The removal of the partitions is therefore critical 

to meeting the Council’s brief for office space and fundamental for the 

building to advantage from the following workspace benefits:

•	 Increasing accidental collaboration;

•	 Promote transparency;

•	 Increase future flexibility;

•	 Increased efficiency of the workspace layout; 

•	 Creation of an airy, open environment for staff;

•	 Allows for the possibility of cross ventilation. 

5.29	 In contrast to the primary spaces in the listed building in the south and 

west podium range (which contains the Council Chamber, important 

offices and members rooms etc.) the north range is less sensitive to 

change in terms of the hierarchy of the listed building and its significance. 

The layout and character of the Council Chamber and Committee rooms 

will be largely preserved.

5.30	  The structural design of the office space in the north wing of the Civic 

Centre was specifically designed to allow a flexible approach to the 

partitions, and the location of partitions has been altered. In some cases 

the subdivision has reduced the visual permeability of the building, which 

as a key aspect of the design intent, has detracted from its significance. 

In other instances the changes to the partitions have not affected the 

special interest of the building.

5.31	 The significance plans agreed with the Council in 2019 identified the 

north wing as generally of low significance, with some areas of neutral or 

detracting where there have been alterations. The panelled rooms were 

identified as being of medium significance. 

5.32	 The removal of the partitions in the north range will involve the loss of 

historic fabric and original plan form, so would result in some degree of the 

harm (less than substantial) to the listed building.

5.33	 The detailing of the partitions is very plain. The structural columns will 

be retained within the space, so the original plan form will be legible to 

some extent. The use of fixed furniture, as well as a different floor finish 

will further reinforce the legibility of the central spine corridor.  The original 

uses of the space – for office working – is also maintained. The visual 

permeability, which is part of the original design intent, will be improved.
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5.34	 The offices retain that their original cupboard joinery will be retained 

and restored, as meeting rooms, so there will be no harm to these more 

significant spaces. This will also enable part of the original plan form of the 

range to be legible. Some modern panelling will be relocated to create 

other panelled meeting rooms. 

5.35	 It is necessary to weigh the harm arising from the loss of fabric and plan 

form in the balance with the heritage benefits of the proposals as a whole, 

which include securing the optimum viable use of the building. 

REINSTATEMENT OF THE COUNCIL CHAMBER CEILING
5.36	  In 2021, listed building consent was granted for investigative works to the 

civic centre. This included an asbestos survey, which identified asbestos 

in the Council Chamber Ceiling. Consequently, listed building consent 

was granted for the removal of the asbestos ceiling in this room of high 

significance (application ref: HGY/2022/0329). 

5.37	 As part of the enabling works consent, the proposals comprised the 

reinstatement of the Council Chamber Ceiling. Reference to this consent is 

included on the recently submitted proposed drawings. For completeness, 

albeit these works have already been approved, we consider that it is 

beneficial. 

EXTENSION
5.38	 The historic archival research in Section 3 explains the original design 

intent for the Civic Centre, which formed the first stage of a masterplan 

for a civic complex including an auditorium and library, arranged around 

a central courtyard. The original design intent is illustrated at Figure 3.6. 

Clearly part of the Site is now designated as a Travellers’ site, and is not 

available for development.

5.39	 The land to the rear of the Civic Centre is hardstanding used as a carpark, 

which detracts from the setting and appreciation of the significance of the 

listed building and the character and appearance of the Trinity Gardens 

CA. The redevelopment of this land therefore has potential to enhance the 

setting and appreciation of the significance of the listed Civic Centre, and 

the character and appearance of the CA, although a sensitive design of 

very high quality will be critical.

5.40	 In RIBA Stage 1 Hawkins Brown worked with Montagu Evans and the 

Council design and conservation officers to explore the possible locations, 

massing and form of a building on the carpark, to accommodate 

residential or office use. The conclusion of this exercise was that an 

office building to form an extension to the existing building was the most 

appropriate and efficient use of the Site. 

5.41	 The proposed extension has been subject to further design development 

at RIBA Stage 2 and 3 , and intends to ‘fulfil’ the original design intent, 

by locating the building to the north east, broadly where the auditorium 

was first proposed. The extension, known as the Trinity Building, would be 

connected to the north and west wings by link structures, at the locations 

identified in the original design.

5.42	 There are mature trees along Trinity Road which are not subject to specific 

TPOs, but are located within the Trinity Gardens Conservation Area. These 

trees are being retained, so the proposed extension is being set back from 

the Trinity Road frontage.

5.43	 The proximity to Trinity Primary Academy, both as a listed building and 

in terms of the amenity effects, has been carefully considered, so that 

the extension is set further back from the boundary than shown in the 

original design.

5.44	 We note that the original design for the unrealised auditorium on the west 

part of the site was for higher than the Civic Centre (see Figure 3.6. The 

scale of the proposed Trinity Building has been reduced in response to 

comments from the conservation and design officers at the Council and 

the QRP, so it is now 3 storeys plus roof top plant, so it is of equivalent 

height to the Civic Centre, albeit slightly taller. 

5.45	 The proposed elevations are in GRC which performs well from a carbon 

perspective, and has a similar colour and patination as the original 

concrete panels. The use of fins add to the visual interest and articulation 

of the proposed building. The white materiality is visually recessive so will 

complement but not compete with the listed building. The treatment of the 

fenestration in the facades varies with the orientation to control solar gain.

5.46	 The plant enclosure would be set back from the parapet and has been 

reduced in size as far as possible, while meeting the requirements for the 

environmental conditions of the building. The design of the plant enclosure 

is an integral part of the architectural composition, with a zig zag profile 

articulating and adding visual interest to the top of the building.  

LANDSCAPE ENHANCEMENTS
5.47	 Churchman Thornhill Finch is the landscape designer. The proposals 

include the creation of a central courtyard between the listed Civic 

Centre and the new extension, and enclosed by the link buildings. This is 

a culmination of the original design intent, and will create an attractive 

outside space for use by Council staff. 

5.48	 The landscape along the High Road and front elevation of the listed 

building would be pedestrianised and relandscaped, partly to improve 

access to the building for the mobility impaired. These landscape 

improvements would enhance the setting and appreciation of the 

architectural interest of the listed building. 

5.49	 The proposed woodland area to the south of the building is under design 

development in collaboration with a co-design group that is to include 

members of the neighbouring schools and the Church, and is likely to 

include some play provision. Works to this area are also likely to enhance 

the setting of the listed building.

5.50	 The proposals would also create green chain links through improved 

green spaces within the Site and provision of links between the Site and 

neighbouring Trinity Gardens to the west and Crescent Gardens to the east. 

CONCLUSIONS ON HARM TO HARINGEY CIVIC CENTRE
5.51	 In conclusion, the proposals would give rise to some beneficial and some 

harmful effects to the listed building. 

5.52	 The landscape works would enhance the setting and appreciation of the 

significance of the listed building. 

5.53	 The removal of part of the roof structure to accommodate an open 

air plant room behind the retained façade, and the removal of internal 

partitions would result in a degree of less than substantial harm to the 

listed building, as a result of the loss of historic fabric and the change to 

the plan form in the north wing. However, the degree of harm would be low, 

given that this would not affect the more significant spaces in the building 

such as the Council Chamber or Committee Rooms, and the panelled 

meeting rooms would be retained.

5.54	 The upgrade to the facades, curtain walling and windows would address 

some significant and costly condition issues, to secure the long term future 

of the building. This is a major heritage benefit of the scheme.
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5.55	 The extension to the listed building has been carefully considered to respond 

to the original design intent for the Site, creating openings listed building were 

originally conceived. The scale is equivalent to the listed building so will not 

detract attention from it, and the materials and articulation of the elevations 

would form an attractive foil to the Civic Centre.

5.56	 Overall, we consider that the harmful aspects of the proposals are limited 

and justified, given that the proposals refurbish the building, deal with its 

significant condition issues and secure its long term use for its original 

purpose. 

OTHER HERITAGE ASSETS
TRINITY GARDENS CONSERVATION AREA 

5.57	 The Site is located within the Trinity Gardens CA. The special interest of 

the sub character in which the Site is located may be summarised as the 

central spine of the High Road and the juxtaposition between the large 

religious and institutional buildings on its western side and the openness 

provided by the landscaped public spaces. St Michael’s Church forms the 

primary landmark in the area and defines the junction between the High 

Road and Bounds Green Road. 

5.58	 The Civic Centre is identified as a positive contributor to the CA through 

its architectural and historic interest which expresses the values of 

informality, transparency and modernity, which defined the aspirations of 

the post war civic centre building type. 

5.59	 The building is currently in a deteriorating condition, following the erosion 

of its exterior precast panels, aluminium framed window sand curtain 

wall. The refurbishments to the building will comprise the replacement 

of the deteriorating precast panels with historically sympathetic GRC 

replacements. The windows and curtain waling with double glazed 

aluminium versions will replicate the existing design and window profiles, 

staying true to the original design intent. These restorative works will 

better reveal the architectural significance of the building, which is a 

positive contributor to the CA and thus simultaneously enhances the 

special interest of the Trinity Gardens CA. 

5.60	 The associated car park, located to the rear of the listed building, forms 

a large area of vacant hardstanding within the CA. The large area of 

tarmacked surfacing, bordered by wire fencing and lacking areas of 

attractive landscaping; forms a detracting feature within the Trinity 

Gardens CA.  The blank and inactive frontage to Trinity Road and of 

the car park accessed from Bounds Green Road are considered to be 

detracting features within the Trinity Gardens CA. Here there is considered 

to be scope to improve the existing open spaces and links with the 

neighbouring Trinity Gardens and Crescent Gardens.

5.61	 The replacement of this area of hard standing with the extension to the 

civic centre, a building of high architectural quality, will be a welcome 

enhancement and of benefit to the special interest of the Trinity Gardens 

CA. 

5.62	 Furthermore, the proposed extension has been subjected to extensive 

design development at RIBA Stage 2 and 3 and intends to ‘fulfil’ the 

original design intent. It is contextual to its surroundings and has been 

restricted to three storeys plus roof top plant, so that it is of equivalent 

scale to and would not compete with the existing Civic Centre. 

5.63	 The materiality of the extension comprises grey cast stone, to match 

that of the current building. The exterior of the new building is clad in fine 

vertical fins, to reflect the Scandinavian, linear philosophy of the original 

design intent of the existing civic centre and to reinforce the verticality of 

the building, reducing the perception of mass. 

5.64	 The Proposed Development, through assimilation of design, reinforces 

the values of informality, transparency and modernity which define the 

aspirations of the existing civic centre building and further strengthens the 

institutional character of the CA. 

5.65	 The landscape proposals comprise the creation of a central courtyard 

between the listed Civic Centre and the new extension, enclosed by the link 

buildings. This is a culmination of the original design intent and will create 

an attractive outside space for use by Council staff. 

5.66	 The landscape along the High Road and front elevation of the listed 

building would be pedestrianised and relandscaped, thus enhancing the 

contribution of the Site to the CA. 

5.67	 The proposals would also create green chain links through improved 

green spaces within the Site and provision of links between the Site and 

neighbouring Trinity Gardens to the west and Crescent Gardens to the east. 

The special interest of the Trinity Gardens CA is derived from its network of 

landscaped green spaces and the openness afforded by them. As such, the 

landscape proposals will enhance this special interest of the CA. 

TRINITY GARDENS PRIMARY SCHOOL INCLUDING ATTACHED SCHOOL 
HOUSE (GRADE II) 

5.68	 The proposed Trinity Building extension would establish a new built form 

on the site of the existing Civic Centre car park, to the rear of the Grade II 

listed Trinity Gardens School. 

5.69	 The scale of the new building has been restricted to three storeys plus 

roof top plant, to ensure it would not be visible above the roofline of the 

school in views of its frontage from Trinity Gardens. The proposed scale 

would not complete with the scale of the existing civic centre or its wider 

surroundings. 

5.70	 The proposals would therefore predominantly affect the back of house 

area of the school which is of lesser historic and architectural significance 

than the principal elevation which looks onto Trinity Gardens. 

5.71	 The land to the rear of the Civic Centre is currently hardstanding used 

as a carpark, which detracts from the setting and appreciation of the 

significance of the listed school. The redevelopment of this land therefore 

has potential to enhance the setting and appreciation of the significance 

of the listed school.

5.72	 Furthermore, the proximity to Trinity Primary Academy, both as a listed 

building and in terms of the amenity effects, has been carefully considered, 

so that the extension is set further back from the boundary than shown in 

the original design. 

5.73	 The materiality of the extension comprises grey cast stone, to match 

that of the current building. The exterior of the new building is clad in fine 

vertical fins, to reflect the Scandinavian, linear philosophy of the original 

design intent of the existing civic centre and to reinforce the verticality of 

the building, reducing the perception of mass. 

5.74	 The Proposed Development is therefore considered to enhance the 

immediate setting of the listed school, through the provision of a new 

building of high-quality design. Overall the Proposed Development would 

preserve the special interest of the listed school.

CHURCH OF ST MICHAEL AND ALL ANGELS (GRADE II)
5.75	 The Proposed Development comprises an extension to the current Civic 

Centre, ‘the Trinity Building’ which will be located on the site of the existing 

civic centre car park. 
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5.76	 There will be some visibility with the Trinity Building to the rear of the 

church, from Bounds Green Road, looking northwest. The land to the rear 

of the Civic Centre is hardstanding used as a carpark, which detracts from 

the setting and appreciation of the significance of the listed church. The 

redevelopment of this land therefore has potential to enhance the setting 

and appreciation of the significance of the listed Civic Centre, and the 

character and appearance of the CA.

5.77	 A contextual design approach has been undertaken which ensures the 

new building is appropriate in terms of scale and mass to the surrounding 

built form. The extension does not seek to challenge the dominance of the 

church, in views from Bounds Green Road. The spire and principal gable 

remain the prevailing townscape forms from this location. 

5.78	 Yet from the most significant view of the church, which comprises its 

principal exterior elevation on the junction of Bounds Green Road and 

High Road, the proposed extension is not visible. This is due to design 

mitigation measures undertaken to ensure that the extension remains 

subservient to the scale and mass of the existing Civic Centre. 

5.79	  From this position, only the refurbishments to the existing Civic Centre 

will be discernible. A facade survey undertaken by Buro Happold in May 

2021 identified that whilst the brickwork of the building appears to be in 

fair condition, the aluminium framed windows and curtain wall are in poor 

condition, as well as the decaying precast panels. 

5.80	 The visible restorative proposals will therefore comprise the replacement 

of the deteriorating precast panels with historically sympathetic GRC 

replacements. They are matched on a like for like basis. The windows and 

curtain walling with double glazed aluminium versions will replicate the 

existing design and window profiles, staying true to the original design 

intent of the civic centre.

5.81	 The positive refurbishments and the extension building, where visible, is 

considered to enhance the setting of the listed church, which is currently 

undermined by the presence of the deteriorating façade of the civic centre 

and the vacant car park to the rear. Overall the Proposed Development 

would preserve the special interest of the listed Church.

NOS. 7 AND 9 BOUNDS GREEN ROAD (GRADE II)
5.82	 The Proposed Development will establish a new built form within a small 

element of the setting of these two listed buildings. It will, however, remain 

predominantly screened by the interposing development of St. Michael’s 

Church and No. 247 High Road. 

5.83	 Furthermore, the listed buildings derive principal architectural and 

historic interest from their exterior which fronts the High Road. This is 

best appreciated when one is orientated away from the Site and thus the 

intervisibility between the listed buildings and the Proposed Development 

is limited to views looking west along Bounds Green Road. 

5.84	 Where visible, the listed building and link block will be refurbished on a 

like-for like basis.  The current decaying precast panels on the exterior 

of the civic centre are  to be repaired, and where necessary, replaced 

with historically sympathetic panels. Simultaneously, the windows on the 

exterior are also to be refurbished, in keeping with the original design 

intent. The uplift refurbishments to the link block and existing Civic Centre 

are considered to be beneficial to the setting of the listed buildings. 

5.85	 The more discernible element of the proposals will be the Trinity Building 

extension. A contextual design approach has been undertaken, which 

ensures the new building is appropriate in terms of scale and mass to the 

existing civic centre and surrounding built form. The extension, through 

design evolution, has been reduced to 3 storeys plus roof top plant, so it 

does not rise above the existing Civic Centre. Furthermore, the exterior is 

comprised of fine vertical fins, which reference the original linear design 

philosophy of the building and also seek to reinforce the verticality of the 

building, simultaneously reducing any perception of mass. 

5.86	 The proposed extension has been subject to further design development 

at RIBA Stage 2 and 3 , and intends to ‘fulfil’ the original design intent. 

The proposed materiality comprises a material palette of cast stone, the 

colour of which will match the existing civic centre. The proposed extension 

will be located on site of the existing car park of the civic centre, the 

vacant and hostile character of which, forms a detracting feature within 

the setting of the listed buildings. 

5.87	 Overall the Proposed Development would preserve the special interest of 

Nos. 7 and 9 Bounds Green Road.

NO. 247 HIGH ROAD (NDHA)   
5.88	 No. 247 is located on the western side of the High Road, directly adjacent 

to the current Civic Centre . The architectural and historic interest of the 

building is best appreciated from its principal exterior elevation, when one 

is orientated towards the existing Civic Centre, and the two buildings are 

thus seen in conjunction with one another. 

5.89	 Owing to the orientation of the road, and interposing built form, the 

proposed extension shares no intervisibility with the locally listed building. 

5.90	 Extensive exterior façade surveys have been undertaken in order to inform 

the justification and level of repair and/or refurbishment required. Buro 

Happold have undertaken a survey of the façade (dated May 2021), which 

included intrusive investigations. In general, the brickwork appears to be 

in fair condition, where cleaning, local repointing and crack repairs would 

suffice. The rendered areas of the façade are also likely to be renovated 

with some new areas of render where movement joints require it.

5.91	 The aluminium framed windows and curtain walling are also in 

poor condition, and Burro Happold have recommended complete 

refurbishment. The windows are single glazed so are thermally inefficient. 

5.92	 The visible refurbishments will therefore comprise the replacement of 

the currently decaying precast panels on the exterior of the civic centre 

with historically sympathetic GRC panels. They are matched on a like for 

like basis. The windows and curtain walling with double glazed aluminium 

versions will replicate the existing design and window profiles, staying true 

to the original design intent of the civic centre.

5.93	 The minor refurbishments, which are in keeping with the original design 

intent are considered to enhance the setting and preserve the significance 

of No.247 High Road through the restoration of the currently deteriorating 

civic centre façade. 

NO. 287 HIGH ROAD (THE FORMER FISHMONGERS ARMS PUBLIC 
HOUSE) (NDHA) 

5.94	 The Proposed Development will establish a new built form within the 

immediate setting of the receptor, on the southern side of Trinity 

Road. Yet, it should be highlighted, that the building derives principal 

architectural and historic interest from its exterior which fronts Trinity 

Road. This is best appreciated when one is orientated away from the Site 
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and thus the intervisibility between No. 287 High Road and the Proposed 

Development is limited to views looking west along Trinity Road. 

5.95	 The northern elevation of the listed building is most perceptible from this 

location and the visible refurbishment works will comprise the replacement 

of the currently decaying precast panels, with a like for like, historically 

sympathetic GRC panel. 

5.96	 The area of public realm directly opposite No.287 is to be upgraded with 

new forms of planting and timber fences, as well as pieces of public art. 

The proposals thus present the opportunity for the enhancement of the 

building’s immediate setting.

5.97	 Most visible, will be the Trinity Building located in the existing car park of 

the civic centre, which is currently considered to be a detracting feature in 

the immediate setting of the receptor, by virtue of its hostile and vacant 

character. The mere replacement of this area of hard standing with a 

building of high architectural quality will be a welcome enhancement in the 

setting of the locally listed building. 

5.98	 Furthermore, the proposed extension has been subjected to extensive 

design development at RIBA Stage 2 and 3 and intends to ‘fulfill’ the 

original design intent. It is contextual to it surroundings and has been 

restricted to three storeys plus roof top plant, to ensure it will not complete 

with the scale of the existing civic centre. 

5.99	 The materiality of the extension comprises grey cast stone, to match 

that of the current building. The exterior of the new building is clad in fine 

vertical fins, to reflect the Scandinavian, linear philosophy of the original 

design intent of the existing civic centre and to reinforce the verticality of 

the building, reducing the perception of mass. 

5.100	 The Proposals, through the replacement of the current car park, with a 

building of high-quality design, as well as significant upgrades to the sited 

building, are considered to enhance the setting of 287 High Road, and to 

preserve its significance.

POLICY COMPLIANCE 
5.101	 Policy DM1 requires proposals to positively address the locality and site 

context, having regard to prevailing building heights and forms, distinctive 

local architectural styles and encourages active and lively frontages to 

the public realm. Alongside the integrated landscape proposal for the Site, 

Policy DM1 has been fulfilled through the proposed scheme. 

5.102	 The Proposed Development is therefore considered to be in line with 

Policy SP12 (Conservation) of the Development Plan which requires 

the design of any new development to be sympathetic to and seek to 

preserve and/or enhance heritage assets, as well as Policy DM9 which 

states that Proposed Development must conserve and enhance the 

significance of heritage assets and their setting. 

5.103	 The proposals also comply with Policy DM6 (Building Heights) which 

expects that the building heights of new development proposals should 

be of an appropriate scale to the site’s surroundings, the local context, 

and be of a high standard of design in accordance with Policy DM1. As 

such, the Proposed Development is also considered to accord with this 

development plan policy, given its subservience to the scale and mass of 

the existing civic centre building. 

5.104	 The Proposed Development also fulfils Policy HC1 of the London Plan 

which requires development proposals to conserve the significance 

of heritage assets and an appreciation of their surroundings. The 

Proposed Development achieves this by virtue of its enhancement of the 

significance of Grade II listed civic centre and the setting of surrounding 

heritage assets.

5.105	 In granting planning permission and listed building consent for the 

proposals, the Council would be discharging  their statutory duty with 

respect to sections 16, 66 and 72 of the Planning (Listed Buildings and 

Conservation Area) Act 1990.
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