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This Design & Access Statement (DAS) has been prepared by 
Karakusevic Carson Architects on behalf of the Peabody Trust, 
Catalyst by Design and Hill Residential Limited, together referred 
to as ‘The Applicant’. 

It is the first of two volumes, the second of which covers 
Landscape and Public Realm which has been prepared by the 
Landscape Architect, Adams and Sutherland. This report should 
be read in conjunction with Volume II. 

This first Reserved Matters Application (RMA 1) seeks detailed 
approval of the appearance, landscaping, layout and scale of 
Phases 1B & 2 of the outline component of the St Ann's New 
Neighbourhood Masterplan. This covers Plots E to J of the 
illustrative masterplan, submitted as part of the Hybrid Application. 

Phase 1B&2 offers a fantastic opportunity to deliver the southern 
part of this new residential neighbourhood, continuing the quality 
of Phase 1A and providing new homes which are connected 
to nature and local amenities whilst framing and enhancing 
the setting of the Peace Garden. The proposals realise the 
site's potential with thoughtful building and public realm 
interventions, enhancing the site's existing qualities and character 
and establishing a green, welcoming and safe residential 
neighbourhood, designed around existing trees, ecology features 
and heritage buildings. 

The scheme has been subject to consultation with both the local 
community (refer to Statement of Community Involvement) and 
a number of pre-application meetings with LB Haringey (refer to 
Planning Statement for further details).

This report sets out the parameters and opportunities of the 
Phase 1B&2 site within the approved outline masterplan, and 
describes phase-wide strategies as well as the proposals for each 
of the five development plots in turn. 

Executive Summary 

Phase 1B&2 Site 

Hybrid Application Boundary

New southwest l ink 
to Warwick Gardens

Enhanced woodland 
SINC with new 

pedestr ian routes

Legible street network  
for pedestr ians, cycl ists 

and vehicles 

Enlarged Peace Garden 
with a range of non 

residential uses within the 
retained bui ldings
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Overview of Phase 1B&2 within the context of the emerging St Ann's New Neighbourhood Masterplan 



1.0	 Introduction



1.1  Project Summary 
Hybrid Planning Approval of the St Ann's New Neighbourhood 
Masterplan was granted in July 2023, following a resolution to 
grant by LB Haringey’s Planning Committee in November 2022. 
Karakusevic Carson Architects were appointed in February 
2023 as architects and lead designer to develop detailed 
proposals for RMA 1, as part of a multidisciplinary team, on 
behalf of the applicant the Peabody Trust, Catalyst by Design 
and Hill Residential Limited.

The RMA 1 site comprises Phase 1B&2 of the outline 
masterplan, covering the southern part of the St Ann's New 
Neighbourhood Masterplan, and has an area of circa 2.39Ha. 

Description of Development

Application for the approval of reserved matters in respect 
of appearance, landscaping, layout and scale relating to 
Phases 1b and 2 associated with the outline component of 
planning permission HGY/2022/1833 for “Outline planning 
permission (with all matters reserved except for access) for 
Phases 1B, 2 and 3, for (a) the erection of new buildings 
for residential development (Use Class C3) and a flexible 
range of non-residential uses within Use Class E, F1/F2; (b) 
provision of associated pedestrian and cycle accesses; (c) 
landscaping including enhancements to the St Ann's Hospital 
Wood and Tottenham Railsides Site of Importance for Nature 
Conservation (SINC); and, (d) car and cycle parking spaces 
and servicing spaces".

Brief Summary

As illustrated right, this mixed-use redevelopment provides  
464 new homes, of which 73% are affordable, and a flexible 
non-residential unit, all set within extensive new landscaping 
and public realm. 

Consistent with the illustrative masterplan, the development  
plots include: 

•	 Plot E Houses (3st)
•	 Courtyard Plots F & H (5-9st)
•	 Villa Plots J & G (6-9st)

Sketch view looking south from the Peace Garden to the Neighbourhood Square and Plots F&H beyond 

New Landscape, Public Realm & Play,  
including extended and enhanced SINC 
woodland

London Plan compliant residential 
cycle stores

59 Parking Spaces and 1 Servicing Space

464 new homes (Use Class C3), including c.73% 
affordable homes across a mix of tenures 
(Community Land Trust, London Affordable 
Rent, London Living Rent & Shared Ownership).

99.3 sqm Commercial Use (Class E / F1/ F2)  
in Plot G1
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1.2  Consultation and Engagement

Community consultation event in Tottenham Dream Centre

Community consultation event in St Ann's Church Hall

Community consultation event in St Ann's Church Hall

Example of community consultation boards

4
APPROACH TO LANDSCAPE AND ECOLOGY

A careful enhancement of existing landscape assets guides 
development across the whole site, informing character, providing 
amenity, and delivering ecological outputs within the new landscape 
and public realm. In Phases 1B&2 a new green link running north-
south through the Forest Garden and Wooded Swale creates a site-
wide ecological connection between the expanded Woodland SINC 
to the south of the site and the Peace Garden in Phase 1A. Site-wide 

biodiversity is enhanced through the creation of a mosaic of different 
habitats and is enriched by a sustainable drainage strategy which 
results in rain gardens and retention basins in the south-east corner of 
the site. New streets are tree lined, pedestrian and cycle friendly and 
animated by streetside planting and adjacent green spaces. Play spaces 
within semi-private courtyards are complemented by play-on-the-way 
within the public realm and a larger playground in the Peace Garden.  

Forest GardenForest Garden

Section through Green Link from Neighbourhood Square to Woodland SINC
Green Link across the site between 
Peace Garden and SINC

Peace GardenPeace Garden

Neighbourhood SquareNeighbourhood Square

Water TowerWater Tower

South-West LinkSouth-West Link

Woodland SINCWoodland SINC

SINC ExtensionSINC Extension

Wooded SwaleWooded Swale

Birch GroveBirch Grove

Gated CourtyardGated Courtyard

Gated CourtyardGated Courtyard

Wooded SwaleWooded Swale Forest GardenForest Garden SINCSINC

New landcape and public realm to Phases 1B&2

SuDS BasinsSuDS Basins

8

WESTERN EDGE: View looking south towards 
‘Birch Grove’ new open space at the western edge 
of the site, flanked by the retained Water Tower, 
new residential buildings and new terraced houses 
beyond.  

SINC: View from the new south-western pedestrian 
and cycle route from Warwick Gardens towards the 
new commercial unit and south-western square. 

33

22

11 PEACE GARDEN: View from the Peace garden 
looking south towards the retained Admin building 
and the new Phase 1B&2 buildings beyond. These 
facades are carefully detailed to reference the 
retained building and to sit comfortably with the 
new buildings in the first phase of the masterplan.

Stakeholder and Pre-Application Engagement

Pre-Application meetings are fundamental to the planning 
process, and have been a key tool in the progression and 
refinement of the detailed design of RMA 1, following on from 
the extensive pre-application process held during development 
of the wider masterplan. Since February 2023, two formal pre-
application meetings, one Quality Review Panel (QRP) and two 
detailed workshops covering design and sunlight & daylight have 
been undertaken during the pre-application stages. 

In accordance with London Plan and Local Plan policies, the 
Scheme has been subject to various levels of Design Scrutiny. As 
part of the pre-application process set out above, the Scheme has 
been reviewed by the Council’s Design Officer and Conservation 
Office and LB Haringey’s Quality Review Panel, incorporating 
and responding to feedback through the process. Key moves 
have included: incorporating changes to elevation treatment to 
commercial frontage, street elevations, courtyards and villas, as 
well as incorporating plan changes to improve lobby and cycle 
arrangements. This has resulted in very positive feedback from 
the independent Quality Review Panel. A full summary of key 
pre-application meetings, the feedback and the Design Team’s 
responses are set out within Chapter 4 of the Planning Statement.

The submission was paused in July 2023 whilst Peabody Trust 
reviewed the implications of the Second Stair Core (+18m).  
LB Haringey were made aware of this in subsequent meetings 
with the planning consultant and client.

Addressing Planning Policy

This Design and Access Statement sets out in visual and design 
terms how the Scheme meets the requirements of the Outline 
Masterplan Parameters. During design evolution, the Scheme has 
had full regard to the aims and aspirations of London Plan and 
Local Plan policies, relevant design guidance and the NPPF and 
has sought to address Scheme density, height, massing, layout, 
townscape, architecture and design quality.

It is considered the Scheme comprises a high-quality design 
approach to development, principally in terms of optimising 
site capacity through the design-led approach in line with the 

approved parameters; providing a contemporary, high-quality 
architectural approach in line with the approved design code; taking 
a considered and balanced approach in terms of height, massing 
and layout, in line with the approved parameters, and ensuring 
technical requirements such as daylight, sunlight and microclimate 
have been fully considered.

The Design and Access Statement should be read in conjunction 
with the Planning Statement, which sets out how the Scheme meets 
the Development Plan policies within Chapter 6.

Resident Consultation 

Following the extensive pre-application consultation held at Hybrid 
masterplan stage, the Applicants have undertaken pre-application 
consultation with the local community on the proposals for the 
development of Phases 1B&2. From the outset of the consultation, 
the project team has sought to engage with the local community in 
Harringay and South Tottenham, whose feedback has been critical 
in shaping the proposals. The consultation process with the local 
community has included the following activities: 

•	 Engagement with community groups and stakeholders, including 
Gardens Residents’ Association, Chestnuts School, St Ann’s 
Healthy Streets, St Ann’s Green Spaces (STAGs), Tottenham 
Jewish Association, St Ann’s Forum and Friends of Chestnuts Park.

•	 A virtual meeting with the local ward councillor and regular email 
updates during the consultation.

•	 A stakeholder meeting with representatives from the Friends of 
Chestnut Park and The Gardens Residents' Association.

•	 Booklets & leaflets distributed to thousands of local households.

•	 A 2 day consultation event in June 2023 in The Dream Centre, 
Tottenham Town Hall and St Ann's Church Hall.

•	 A dedicated consultation website 

The project team is confident that it has conducted a thorough 
community consultation programme in support of proposals for St Ann’s 
new neighbourhood Phase 1B&2. All engagement activities, and the 
response to community feedback, is outlined within the Statement of 
Community Involvement submitted alongside this planning application.
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2.0	 The Site



Located in the south of the London Borough of Haringey, the  
St Ann’s New Neighbourhood will be just a 10 minute walk from 
the amenities and transport links of Green Lanes District Centre 
with the introduction of a new direct walking route. 

The site sits directly along the wider strategic east-west 
green corridor linking Tottenham Marshes to Finsbury Park, 
presenting an opportunity to connect existing fragments of the 
local ecological network to improve wildlife connectivity whilst 
reinforcing and enhancing the site’s existing environmental 
qualities. To the north, connections to Chestnuts Park can be 
strengthened, and to the south the ‘Site of Importance for Nature 
Conservation’ woodland adjoining the Tottenham railway sidings 
should be protected, enhanced and extended. 

The wider context has significant potential for change which 
should be considered as part of the place-making for the new 
neighbourhood. Development is underway directly to the east of 
the site with the St Ann’s Hospital redevelopment and recently 
completed Police Station site. To the south of the railway, 
Strategic Site Allocations (2017) include sites 29-35 (illustrated 
right) as well as the ‘areas of change’ highlighted in the emerging  
Haringey New Local Plan (2020 Initial Engagement draft), of 
which Sites 30-31 directly to the south of the railway are currently 
in pre-application discussions with the Council. 

2.1 The Wider Site Context

The wider site and emerging development context 

Green Lanes

Hackney

Haringey

St Ann's New Neighbourhood 

St Ann's Hospital 
Redevelopment 

Chestnuts Park

Finsbury Park

Seven Sisters

Green 
LaneS

South Tottenham

Local  
Employment Area

Arena Retail Park

Areas of Change

Sites SA30-31 
Currently In Pre-app

District Centre

SA 31

SA 32

SA 33

SA 29

SA 34

SA 35SA 30

SA 28
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• St Ann's New Neighbourhood (SA28)

• St Ann's Hospital Redevelopment (SA28) - Phase 1 completed 2020

• Former St Ann’s Police Station (SA28) - completed 2018

• Arena retail park / district centre (SA29) 

• Local employment area (SA30-35) 
NB. SA 30-31 (Arena Design Centre & Crusader Industrial Estate) in Pre-app 

• ‘Areas of Change’ 

• Existing connections / routes surrounding the site

• Strengthened connections to neighbouring development sites

Originally opened as a Fever Hospital in 1892, for over a century the St Ann’s Hospital site 
has been dedicated to improving the health and well-being of residents in North London. The 
northern walled boundary stands as a reminder of its isolated beginnings and gives the site a 
unique character of separation and retreat. 

• From the 16th to mid 19th Century the site belonged to the Order of St John’s of Jerusalem

• The Victorian-era new North-Eastern Fever Hospital was constructed from 1892-1901

• In the 1930’s, the site came under the management of the National Health Service, and 
was expanded and renamed as St Ann’s General Hospital 

• Today the site continues to reinvent itself, with the redevelopment of the adjacent 
remaining hospital site to meet 21st century needs  

2.2 A Unique Site: Health Legacy 

Existing site layout with 1892 North Eastern Fever Hospital buildings highlighted

NORTH-EASTERN 
FEVER HOSPITAL

Example of a ‘Nightingale Ward’ (as per the North Eastern Fever Hospital)

Remaining areas of the North Eastern Fever Hospital 

Walled boundary to the site along St Ann’s Road
13
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2.1  Masterplan Site Context 
Located in the south of the London Borough of Haringey,   
St Ann’s New Neighbourhood will be just a 10 minute walk from 
the amenities and transport links of Green Lanes District Centre 
with the introduction of a new direct walking route.

Please refer to the DAS submitted in support of the approved 
masterplan (N15301-KCA-XX-XX-RP-A-00002) for an analysis  
of the wider context and an in-depth study of the immediate site, 
it's unique character and our vision for the site. Extract below: 

1. The Wider Site Context: The site sits along the strategic 
east-west green corridor linking Tottenham Marshes to Finsbury 
Park, presenting an opportunity to connect existing fragments 
of the local ecological network, improving wildlife connectivity 
whilst reinforcing and enhancing the site’s existing environmental 
qualities. To the north, connections to Chestnuts Park can be 
strengthened, and to the south the ‘Site of Importance for Nature 
Conservation’ woodland adjoining the Tottenham railway sidings 
should be protected, enhanced and extended.

2. Health Legacy: Originally opened as a Fever Hospital 
in 1892, for over a century the St Ann’s Hospital site has been 
dedicated to improving the health and well-being of residents 
in North London. The northern walled boundary stands as a 
reminder of its isolated beginnings and gives the site a unique 
character.  

3. Nature: The site’s legacy of improving health and well-being 
is also manifested in the tranquil landscape and abundant flora 
and fauna present on the site. The central Peace Garden is key 
to the site’s identity. An unusually wide variety of broad-leafed 
trees give the existing landscape of mature trees an especially 
interesting character, including nine subject to TPOs. 

4. Heritage: The site’s legacy is also reflected in the characterful 
buildings of the hospital campus. Seven of these buildings are to be 
retained in the proposed masterplan, and the northern edge of the 
site falls within the St Ann’s Conservation Area.

Existing green infrastructure 

CHESTNUTS PARK

PEACE 
GARDEN

ST. ANN'S HOSPITAL WOOD 

SINC

TPO TREES

2.4 A Unique Site: Nature 
The site’s legacy of improving health and well-being is also manifest in the tranquil landscape 
and abundant flora and fauna present on the site. The central Peace Garden is key to the 
site’s identity. It is thought to have been established in the 1920’s and laid out by a former 
Kew Gardens horticulturist, providing an important asset for patients and staff of the hospital. 
An unusually wide variety of broad-leafed trees give the existing landscape of mature trees 
an especially interesting character, including nine subject to TPOs.  

There is a wider strategic opportunity to link the woodland SINC, along the southern railway 
edge of the site to Chestnut’s Park just across St Ann’s Road to the north, improving green 
corridor connections.

The Peace Garden at the heart of the site 

Chestnuts Park directly to the North of the site 

TPO Black Mulberry Tree within Peace Garden

15
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1. The Wider Site Context (DAS section 2.1) 2. A Unique Site: Health Legacy (DAS Section 2.2) - Overlaid with Phase 1B&2 Site Boundary 

3. A Unique Site: Nature (DAS Section 2.3) - Overlaid with Phase 1B&2 Site Boundary 4. A Unique Site: Heritage (DAS Section 2.4) - Overlaid with Phase 1B&2 Site Boundary Highlighted buildings to be retained, overlaid with the St Ann’s conservation area boundary

ST. ANN'S CONSERVATION AREA

WATER 
TOWER

ADMIN  
BUILDING

PEACE  
BUILDING

MAYFIELD 
HOUSE

MULBERRY 
HOUSE

EAST & WEST GATE LODGES

2.3 A Unique Site: Built Heritage 
The site’s legacy is manifest in the characterful buildings of the hospital campus. Seven 
of these buildings are to be retained in the proposed masterplan, highlighted below, as 
requested by the GLA’s ITT brief. These buildings include the East and West Gate Lodge 
Buildings, Mayfield House, Mulberry House, The Peace Building, Admin Building and 
Water Tower, as well as the retained wall along St Ann’s road. 

It should be noted that the northern edge of the site falls within the St Ann’s conservation 
area and Mayfield House is locally listed. Materials from the remaining buildings of 
architectural merit which are demolished will be salvaged and reused where possible 
across the masterplan, connecting old and new. 

Gate Lodge Entrance The Peace Building 

Mayfield House  Mulberry House 

The Admin Building The Water Tower
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2.2  RMA1 Site Context 4. Varied Urban Typologies2. Valued Heritage Assets 3. Stitching into Surroundings1. People and Landscape
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R1-62102

_______

2
R1-62102

_______ 3
R1-62102

_______

R1-62103

1

R1-62103

2

R1-621033

R1-62103 4
ASHP

Electrical 
CupboardProp. FFL

17.34

Accessible WC

Future Electrical Cupboard

Ex. FFL
17.34

Ex. FFL
17.29

Workspace

Workspace Cycle Store

WC

WC Flexible Workspace

Flexible Workspace Flexible Workspace

Flexible Workspace

Plant

WC

Accessible WC

Refuse

Elect. Intake

Workspace

WorkspaceWorkspace

1
R1-62102

_______

2
R1-62102

_______ 3
R1-62102

_______

Store

Notes:

E1 External Refurbishment and Repair Works
Key external refurbishment and repair works are noted on the retained buildings drawings where 
possible. For full scope of necessary repair works please refer to the building condition survey.
E1.1 Brickwork
Brickwork - Repairs and replacement to damaged, cracked or spalling brickwork. Engineering and 
facing bricks to match existing.
Mortar - Repointing of damaged or missing mortar to match existing.
E1.2 Cills
Repairs and replacement of broken or damaged cills to match existing.
E1.3 Lintels
Repairs and replacement of broken or damaged lintels to match existing.
E1.4 Arched Openings
Repairs and replacement of broken or damaged arched openings to match existing.
E1.5 Damp
Areas of damp to walls to be informed by an investigation of a competent damp specialist. In the 
absence of a specialist report this is envisaged to include provision of a remedial DPC, improved 
ventilation to floor void to match existing, repairs to brickwork and repointing.
E1.6 Rainwater Goods
All gulleys and rainwater goods to be cleaned. Drains and manholes to be jetted. Condition of 
drains to be investigated further through CCTV survey and replacement/ repairs to be carried out. 
Missing and damaged downpipes, gutters and rainwater goods to be replaced in cast iron to match 
existing.

E2 Roofs - Repair to Roofs
E2.1 Repair works to roofs to include:
Slates / Tiles - Replacement of missing or damaged roof, verge and ridge slates / tiles to match 
existing.
Removal of all vegetation to roofs.
Flashings – Replacement of missing or damaged lead flashings to all abutments, valleys and 
generally.
Fascias - Replacement of missing or damaged fascia boards to match existing.
Mortar – Repairs to mortared verges or ridge tiles to match existing.
Metalwork roof (Water Tower) – full repairs informed by survey and specialist inspection. Tank to 
be fully stripped back, all corrosion repaired and new specialist paint finish applied. 
E2.2 Chimneys
Missing or damaged pots to be replaced to match existing. Ventilated clay chimney cowls to be 
provided. Mortared crowns to chimneys to be replaced. Replacement of damaged or missing 
stepped abutment flashings.
Mayfield House south elevation chimneys to be rebuilt as existing - subject to further investigation 
on site.
E2.3 Roof Ventilation to Cold Roofs
Cold roofs to be provided with eaves ventilation to the equivalent of 25mm continuous ventilation 
together with black insect mesh. Equivalent of 25mm continuous ventilation to be provided to ridge 
via conservation grade slate / tile vents and ridge vents.

E3 Proposed Materials and Works (Heritage)
E3.1 Brickwork to Proposed Infills and New Construction: Type 1
Engineering type brickwork from existing demolished buildings on the site to be used. Refer to Pre-
Demolition Audit Survey for further information on existing materials available.
E3.2 Brickwork to Proposed Infills and New Construction: Type 2 
Red brickwork from existing demolished buildings on the site to be used. Refer to Pre-Demolition 
Audit Survey for further information on existing materials available.
E3.3 Brickwork to Proposed Infills and New Construction: Type 3
Buff brickwork from existing demolished buildings on the site to be used. Refer to Pre-Demolition 
Audit Survey for further information on existing materials available.
E3.4 Walls
All external walls to be thermally upgraded with an internal dry lining.
E3.5 Thermally Upgraded Existing Windows
New double-glazed sash and casement windows and cills to match existing with factory applied 
robust paint finish. Weather seals and brushes to be provided. Compriband and mastic seal. 
Discrete trickle ventilation to be provided if required, TBC by M+E Engineer.
E3.6 Thermally Upgraded Existing Doors 
New hardwood external grade door to match existing with factory applied robust paint finish. Any 
fanlights, side panels or vision panels to be double glazed.  Satin SS ironmongery. 
E3.7 Thermally Upgraded and Power Assisted Existing Entrance Doors 
New power assisted hardwood external grade door to match existing with factory applied robust 
paint finish. Any fanlights, side panels or vision panels to be double glazed.  Satin SS ironmongery. 
E3.8 Soldier Course Brickwork: Type 2 
Soldier course red brickwork from existing demolished buildings on the site to be used. Refer to 
Pre-Demolition Audit Survey for further information on existing materials available.
E3.9 Lightning Conductors
New lightning conductor down tapes to be located discretely behind downpipes and concealed 
within verges at roof level.

E4 Proposed Materials and Works (Contemporary Additions)
E4.1 Precast Concrete panels
Pigmented precast concrete – red/brown tone to match existing building tones with acid etch finish. 
Wet cast acid etched pigmented precast concrete panel / surrounds with recessed rebated 
perimeter detail at panel joints and edges and integral drips to any soffit returns. Ground floor 
panels to have circa 150mm high recessed rebate detail to base. Concrete mix to include a 
waterproof additive in order mitigate staining and algae growth at junction with ground. Durable 
clear sealer with anti-graffiti properties to be applied by manufacturer. Colour matched flush mortar 
joints. Nominal bevel to all exposed surfaces.
E4.2 Metalwork Cladding 
Robust gauge pre-weathered standing seam zinc cladding with matching cills, pressings and 
flashings. Colour: Red / Brown.
E4.3 Curtain wall system 
Double glazed curtain walling system with and integrated glazed doors, windows and spandrel 
panels. Frame width to be 60mm. 
Transom and mullions to have matching section profiles and depths. Anodised aluminium finish. 
System to have matching cills, pressings, and flashings. Satin stainless steel ironmongery.
E4.4 Timber Windows
New double glazed casement windows with painted hardwood frame and Portland cement acid 
etch finish precast concrete cill. Discrete trickle ventilation to be provided if required, TBC by M+E 
Engineer.
E4.5 Timber Doors
New hardwood external grade with factory applied robust paint finish. Any fanlights, side panels or 
vision panels to be double glazed.  SS ironmongery. 
E4.6 Power Assisted Timber Entrance Doors
New entrance screen consisting of power assisted painted timber framed double glazed door with 
40mm diameter SS tubular handle. Any fanlights, side panels or vision panels to be double glazed. 
Integral SS slot drain to protect threshold. Doors to achieve 
E4.7 Metal Windows
New metal framed double glazed window. Discrete trickle ventilation to be provided if required, TBC 
by M+E Engineer.
E4.8 Metal Doors
New metal framed double glazed door. Satin SS ironmongery. 
E4.9 Power Assisted Metalwork Entrance Doors
New entrance screen consisting of power assisted metal framed double glazed door with 40mm 
diameter satin SS tubular handle, fanlight, and side panels, PPC finish. Integral SS slot drain to 
protect threshold.. 
E4.10 Entrance Canopy 
New contemporary entrance canopy formed from PPC finished steel box sections supporting 
laminated glass canopy. To be secured via SS c/sunk planar hex head fixings falling to PPC 
finished box gutter flashed back to brickwork and drained via SS drainage chain or spout to 
landscape feature. Integral led lighting to canopy.
E4.11 Uplighter Luminaires
Building façade to be illuminated by external grade floor mounted flush uplighters in die cast 
aluminium housing and black finish.
E4.12 Wall Mounted Up-Down Luminaires 
Building entrances to be illuminated by die cast aluminium tube type external grade fittings in black 
finish.
E4.13 Call Entry Panel
Satin SS flush call entry panel with pig-nose or hex head c/sunk SS fixings.
E4.14 Signage
Laser cut satin stainless steel projecting individual letters fixed to brickwork with SS pignose fixings 
via matching tubular spacers / etched glass letters in entrance door fanlight / laser cut letters in 
PPC finish to metalwork gates.
E4.15 Insitu concrete upstand
Pigmented insitu concrete upstand– red/brown tone to match existing building tones.
E4.16 Metalwork Gate
Galvanised steel flat bar welded assembly gate with PPC finish to match steel balustrades / railings. 
Fixed to brickwork reveals via PPC tubular spacers and stainless steel countersunk hex head 
fixings. Flush satin stainless steel access control panel with hex head fixings for gate entry panel. 
40mm diameter satin stainless steel handles. All cabling for maglocks and opening devices to be 
concealed within frame and mounted internally.
E4.17 Rooflights
Aluminium framed PPC finish double glazed rooflight with slim profiles to new roof construction.
E4.18 Steel Railings
Nominal 50 x 8mm galvanised steel flat bar balustrades with PPC finish. Fixed to brick reveals and 
substrate with tubular spacers and stainless-steel countersunk hex head fixings. 
E4.19 Brickwork Facing Enclosures to External ASHP/ Refuse Stores
Brickwork facing enclosure to house external ASHP/ refuse bins with integral steel louvre doors for 
access and ventilation requirements. Precast concrete copings to ASHP enclosures and refuse 
stores as E4.26. Green roof to refuse store as E4.23.
E4.20 Metalwork Louvres
Steel louvre to M&E requirements, with matching pressings and cills, PPC finish.
E4.21 Metalwork Doors with Integrated Louvres
Steel doors with integrated frameless louvres to M&E requirements, PPC finish.
E4.22 Timber Louvres
Timber louvre to door fanlight or door infill panel. Factory finished clear matt durable lacquer. Open 
area to M&E requirements.
E4.23 Flat Green Roofs
New flat sedum extensive green roof with stainless steel trims. Wildflower sedum mix to landscape 
and ecologist specification.
E4.24 Rainwater Goods
PPC aluminium square section flush joined downpipes and box hoppers with integral overflow 
spout.
E4.25 Pitched Zinc Roofs
New robust gauge standing seam pre-weathered zinc warm roof with matching gutters, copings 
and flashings. Colour: Red / Brown.
E.4.26 Copings
Wet cast acid etched pigmented precast concrete single weathered copings with integral drip 
grooves and sloped top surface. Preformed corner units. Durable clear sealer applied by 
manufacturer. Colour matched flush mortar joints. Nominal bevel to all exposed surfaces. Coping 
lengths to coordinate with wall panel setting out.
E.4.27     Precast Concrete Surrounds and Lintels.
Pigmented precast concrete – red/brown tone to match existing building tones with acid etch finish. 
Wet cast acid etched pigmented precast concrete panel / surrounds / lintels with recessed rebated 
perimeter detail at panel joints and edges and integral drips to any soffit returns. Ground floor 
panels to have circa 5 bricks high base in black concrete (to align with existing adjacent dark 
brickwork) with rebated shadow gap detail. Concrete mix to include a waterproof additive in order 
mitigate staining and algae growth at junction with ground. Durable clear sealer with anti-graffiti 
properties to be applied by manufacturer. Colour matched flush mortar joints. Nominal bevel to all 
exposed surfaces. Cast in signage detail to entrances.

Redundant Services and Architectural Features
All redundant mechanical and electrical services and redundant architectural features to be 
removed. Inappropriate alterations (modern doors and windows) to be replaced, please refer to 
heritage consultants’ information.

Thermal Upgrades
Please note, all thermal upgrades shown within the drawings are illustrative only.  For thermal 
improvements, please refer to the Energy Statement prepared by XCO2 

Proposed
Key:

Existing

Please note that this proposed drawing is produced for 
planning application purposes only and is not suitable to be 
used for undertaking or planning any construction works or 
activities.

Please note that all internal works and building uses shown 
are for illustrative purposes only.
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Administration Building-Ground Floor Plan2
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Administration Building-Basement Floor1

New single storey infill extension to existing courtyard

C01 Planning Submission 23/05/22

Approved Admin Building layout  (N15301-KCA-R1-ZZ-DR-A-62100)

This first Reserved Matters Application comprises the southern part 
of the St Anns' New Neighbourhood masterplan (Phase 1B&2). 
The masterplan builds on the site's rich heritage, health legacy and 
peaceful nature with the creation of a distinctive, well-designed and 
inclusive new neighbourhood which embraces the heritage and 
landscape setting. The vision is for a truly affordable and tenure-
neutral destination embedded in the local community, ensuring life 
quality can be improved. Extracts of the key masterplan principles 
are shown above right (refer to DAS submitted in support of the 
approved masterplan for further detail). 

The Phase 1B&2 site (outlined right in red) borders the emerging 
Phase 1A to the north, including the refurbished Water Tower and 
extended Admin Building (see approved non-residential use layouts 
below) and the enlarged 'Peace Garden'. To the north east is the 
future Phase 3. To the west, Warwick Gardens comprises 2-3 
storey terrace housing and a five-storey block to the south west 
corner, adjacent to the new 'Southwest link', to be delivered as part 
of Phase 1A. The southern boundary comprises protected SINC 
woodland along the railway edge. The Eastern boundary comprises 
St Ann's Hospital, operated by the NHS BEH Mental Health Trust. 

Masterplan Principles, refer to Hybrid Application DAS section 3.2
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N
otes:

E1
External R

efurbishm
ent and R

epair W
orks

Key external refurbishm
ent and repair w

orks are noted on the retained buildings draw
ings w

here 
possible. For full scope of necessary repair w

orks please refer to the building condition survey.
E1.1 

B
rickw

ork
Brickw

ork -R
epairs and replacem

ent to dam
aged, cracked or spalling brickw

ork. Engineering and 
facing bricks to m

atch existing.
M

ortar -R
epointing of dam

aged or m
issing m

ortar to m
atch existing.

E1.2
C

ills
R

epairs and replacem
ent of broken or dam

aged cills to m
atch existing.

E1.3
Lintels

R
epairs and replacem

ent of broken or dam
aged lintels to m

atch existing.
E1.4

A
rched O

penings
R

epairs and replacem
ent of broken or dam

aged arched openings to m
atch existing.

E1.5
D

am
p

Areas of dam
p to w

alls to be inform
ed by an investigation of a com

petent dam
p specialist. In the 

absence of a specialist report this is envisaged to include provision of a rem
edial D

PC
, im

proved 
ventilation to floor void to m

atch existing, repairs to brickw
ork and repointing.

E1.6
R

ainw
ater G

oods
All gulleys and rainw

ater goods to be cleaned. D
rains and m

anholes to be jetted. C
ondition of 

drains to be investigated further through C
C

TV survey and replacem
ent/ repairs to be carried out. 

M
issing and dam

aged dow
npipes, gutters and rainw

ater goods to be replaced in cast iron to m
atch 

existing.

E2
R

oofs -R
epair to R

oofs
E2.1

R
epair w

orks to roofs to include:
Slates / Tiles -R

eplacem
ent of m

issing or dam
aged roof, verge and ridge slates / tiles to m

atch 
existing.
R

em
oval of all vegetation to roofs.

Flashings –
R

eplacem
ent of m

issing or dam
aged lead flashings to all abutm

ents, valleys and 
generally.
Fascias -R

eplacem
ent of m

issing or dam
aged fascia boards to m

atch existing.
M

ortar –
R

epairs to m
ortared verges or ridge tiles to m

atch existing.
M

etalw
ork roof (W

ater Tow
er) –

full repairs inform
ed by survey and specialist inspection. Tank to 

be fully stripped back, all corrosion repaired and new
 specialist paint finish applied. 

E2.2
C

him
neys

M
issing or dam

aged pots to be replaced to m
atch existing. Ventilated clay chim

ney cow
ls to be 

provided. M
ortared crow

ns to chim
neys to be replaced. R

eplacem
ent of dam

aged or m
issing 

stepped abutm
ent flashings.

M
ayfield H

ouse south elevation chim
neys to be rebuilt as existing -subject to further investigation 

on site.
E2.3

R
oof Ventilation to C

old R
oofs

C
old roofs to be provided w

ith eaves ventilation to the equivalent of 25m
m

 continuous ventilation 
together w

ith black insect m
esh. Equivalent of 25m

m
 continuous ventilation to be provided to ridge 

via conservation grade slate / tile vents and ridge vents.

E3
Proposed M

aterials and W
orks (H

eritage)
E3.1

B
rickw

ork to Proposed Infills and N
ew

 C
onstruction: Type 1

Engineering type brickw
ork from

 existing dem
olished buildings on the site to be used. R

efer to Pre-
D

em
olition Audit Survey for further inform

ation on existing m
aterials available.

E3.2
B

rickw
ork to Proposed Infills and N

ew
 C

onstruction: Type 2 
R

ed brickw
ork from

 existing dem
olished buildings on the site to be used. R

efer to Pre-D
em

olition 
Audit Survey for further inform

ation on existing m
aterials available.

E3.3
B

rickw
ork to Proposed Infills and N

ew
 C

onstruction: Type 3
Buff brickw

ork from
 existing dem

olished buildings on the site to be used. R
efer to Pre-D

em
olition 

Audit Survey for further inform
ation on existing m

aterials available.
E3.4

W
alls

All external w
alls to be therm

ally upgraded w
ith an internal dry lining.

E3.5
Therm

ally U
pgraded Existing W

indow
s

N
ew

 double-glazed sash and casem
ent w

indow
s and cills to m

atch existing w
ith factory applied 

robust paint finish. W
eather seals and brushes to be provided. C

om
priband and m

astic seal. 
D

iscrete trickle ventilation to be provided if required, TBC
 by M

+E Engineer.
E3.6

Therm
ally U

pgraded Existing D
oors 

N
ew

 hardw
ood external grade door to m

atch existing w
ith factory applied robust paint finish. Any 

fanlights, side panels or vision panels to be double glazed.  Satin SS ironm
ongery. 

E3.7
Therm

ally U
pgraded and Pow

er A
ssisted Existing Entrance D

oors 
N

ew
 pow

er assisted hardw
ood external grade door to m

atch existing w
ith factory applied robust 

paint finish. Any fanlights, side panels or vision panels to be double glazed.  Satin SS ironm
ongery. 

E3.8
Soldier C

ourse B
rickw

ork: Type 2 
Soldier course red brickw

ork from
 existing dem

olished buildings on the site to be used. R
efer to 

Pre-D
em

olition A
udit Survey for further inform

ation on existing m
aterials available.

E3.9
Lightning C

onductors
N

ew
 lightning conductor dow

n tapes to be located discretely behind dow
npipes and concealed 

w
ithin verges at roof level.

E4
Proposed M

aterials and W
orks (C

ontem
porary A

dditions)
E4.1

Precast C
oncrete panels

Pigm
ented precast concrete –

red/brow
n tone to m

atch existing building tones w
ith acid etch finish. 

W
et cast acid etched pigm

ented precast concrete panel / surrounds w
ith recessed rebated 

perim
eter detail at panel joints and edges and integral drips to any soffit returns. G

round floor 
panels to have circa 150m

m
 high recessed rebate detail to base. C

oncrete m
ix to include a 

w
aterproof additive in order m

itigate staining and algae grow
th at junction w

ith ground. D
urable 

clear sealer w
ith anti-graffiti properties to be applied by m

anufacturer. C
olour m

atched flush m
ortar 

joints. N
om

inal bevel to all exposed surfaces.
E4.2

M
etalw

ork C
ladding 

R
obust gauge pre-w

eathered standing seam
 zinc cladding w

ith m
atching cills, pressings and 

flashings. C
olour: R

ed / Brow
n.

E4.3
C

urtain w
all system

 
D

ouble glazed curtain w
alling system

 w
ith and integrated glazed doors, w

indow
s and spandrel 

panels. Fram
e w

idth to be 60m
m

. 
Transom

 and m
ullions to have m

atching section profiles and depths. Anodised alum
inium

 finish. 
System

 to have m
atching cills, pressings, and flashings. Satin stainless steel ironm

ongery.
E4.4

Tim
ber W

indow
s

N
ew

 double glazed casem
ent w

indow
s w

ith painted hardw
ood fram

e and Portland cem
ent acid 

etch finish precast concrete cill. D
iscrete trickle ventilation to be provided if required, TBC

 by M
+E 

Engineer.
E4.5

Tim
ber D

oors
N

ew
 hardw

ood external grade w
ith factory applied robust paint finish. Any fanlights, side panels or 

vision panels to be double glazed.  SS ironm
ongery. 

E4.6
Pow

er A
ssisted Tim

ber Entrance D
oors

N
ew

 entrance screen consisting of pow
er assisted painted tim

ber fram
ed double glazed door w

ith 
40m

m
 diam

eter SS tubular handle. Any fanlights, side panels or vision panels to be double glazed. 
Integral SS

 slot drain to protect threshold. D
oors to achieve 

E4.7
M

etal W
indow

s
N

ew
 m

etal fram
ed double glazed w

indow
. D

iscrete trickle ventilation to be provided if required, TBC
 

by M
+E Engineer.

E4.8
M

etal D
oors

N
ew

 m
etal fram

ed double glazed door. Satin SS ironm
ongery. 

E4.9
Pow

er A
ssisted M

etalw
ork Entrance D

oors
N

ew
 entrance screen consisting of pow

er assisted m
etal fram

ed double glazed door w
ith 40m

m
 

diam
eter satin SS tubular handle, fanlight, and side panels, PP

C
 finish. Integral SS slot drain to 

protect threshold.. 
E4.10

Entrance C
anopy 

N
ew

 contem
porary entrance canopy form

ed from
 P

PC
 finished steel box sections supporting 

lam
inated glass canopy. To be secured via SS c/sunk planar hex head fixings falling to PPC

 
finished box gutter flashed back to brickw

ork and drained via SS drainage chain or spout to 
landscape feature. Integral led lighting to canopy.
E4.11

U
plighter Lum

inaires
Building façade to be illum

inated by external grade floor m
ounted flush uplighters in die cast 

alum
inium

 housing and black finish.
E4.12

W
all M

ounted U
p-D

ow
n Lum

inaires 
Building entrances to be illum

inated by die cast alum
inium

 tube type external grade fittings in black 
finish.
E4.13

C
all Entry Panel

Satin SS flush call entry panel w
ith pig-nose or hex head c/sunk SS fixings.

E4.14
Signage

Laser cut satin stainless steel projecting individual letters fixed to brickw
ork w

ith SS pignose fixings 
via m

atching tubular spacers / etched glass letters in entrance door fanlight / laser cut letters in 
PPC

 finish to m
etalw

ork gates.
E4.15

Insitu concrete upstand
Pigm

ented insitu concrete upstand–
red/brow

n tone to m
atch existing building tones.

E4.16
M

etalw
ork G

ate
G

alvanised steel flat bar w
elded assem

bly gate w
ith PPC

 finish to m
atch steel balustrades / railings. 

Fixed to brickw
ork reveals via PPC

 tubular spacers and stainless steel countersunk hex head 
fixings. Flush satin stainless steel access control panel w

ith hex head fixings for gate entry panel. 
40m

m
 diam

eter satin stainless steel handles. All cabling for m
aglocks and opening devices to be 

concealed w
ithin fram

e and m
ounted internally.

E4.17
R

ooflights
Alum

inium
 fram

ed PPC
 finish double glazed rooflight w

ith slim
 profiles to new

 roof construction.
E4.18

Steel R
ailings

N
om

inal 50 x 8m
m

 galvanised steel flat bar balustrades w
ith PPC

 finish. Fixed to brick reveals and 
substrate w

ith tubular spacers and stainless-steel countersunk hex head fixings. 
E4.19

B
rickw

ork Facing Enclosures to External A
SH

P/ R
efuse Stores

Brickw
ork facing enclosure to house external AS

H
P/ refuse bins w

ith integral steel louvre doors for 
access and ventilation requirem

ents. Precast concrete copings to AS
H

P enclosures and refuse 
stores as E4.26. G

reen roof to refuse store as E4.23.
E4.20

M
etalw

ork Louvres
Steel louvre to M

&E requirem
ents, w

ith m
atching pressings and cills, PPC

 finish.
E4.21

M
etalw

ork D
oors w

ith Integrated Louvres
Steel doors w

ith integrated fram
eless louvres to M

&E requirem
ents, PPC

 finish.
E4.22

Tim
ber Louvres

Tim
ber louvre to door fanlight or door infill panel. Factory finished clear m

att durable lacquer. O
pen 

area to M
&E

 requirem
ents.

E4.23
Flat G

reen R
oofs

N
ew

 flat sedum
 extensive green roof w

ith stainless steel trim
s. W

ildflow
er sedum

 m
ix to landscape 

and ecologist specification.
E4.24

R
ainw

ater G
oods

PPC
 alum

inium
 square section flush joined dow

npipes and box hoppers w
ith integral overflow

 
spout.
E4.25

Pitched Zinc R
oofs

N
ew

 robust gauge standing seam
 pre-w

eathered zinc w
arm

 roof w
ith m

atching gutters, copings 
and flashings. C

olour: R
ed / Brow

n.
E.4.26

C
opings

W
et cast acid etched pigm

ented precast concrete single w
eathered copings w

ith integral drip 
grooves and sloped top surface. Preform

ed corner units. D
urable clear sealer applied by 

m
anufacturer. C

olour m
atched flush m

ortar joints. N
om

inal bevel to all exposed surfaces. C
oping 

lengths to coordinate w
ith w

all panel setting out.
E.4.27     Precast C

oncrete Surrounds and Lintels.
Pigm

ented precast concrete –
red/brow

n tone to m
atch existing building tones w

ith acid etch finish. 
W

et cast acid etched pigm
ented precast concrete panel / surrounds / lintels w

ith recessed rebated 
perim

eter detail at panel joints and edges and integral drips to any soffit returns. G
round floor 

panels to have circa 5 bricks high base in black concrete (to align w
ith existing adjacent dark 

brickw
ork) w

ith rebated shadow
 gap detail. C

oncrete m
ix to include a w

aterproof additive in order 
m

itigate staining and algae grow
th at junction w

ith ground. D
urable clear sealer w

ith anti-graffiti 
properties to be applied by m

anufacturer. C
olour m

atched flush m
ortar joints. N

om
inal bevel to all 

exposed surfaces. C
ast in signage detail to entrances.

R
edundant Services and Architectural Features

All redundant m
echanical and electrical services and redundant architectural features to be 

rem
oved. Inappropriate alterations (m

odern doors and w
indow

s) to be replaced, please refer to 
heritage consultants’inform

ation.

Therm
al U

pgrades
Please note, all therm

al upgrades show
n w

ithin the draw
ings are illustrative only.  For therm

al 
im

provem
ents, please refer to the Energy Statem

ent prepared by XC
O

2 

Proposed
Key:

Existing

Please note that this proposed draw
ing is produced for 

planning application purposes only and is not suitable to be 
used for undertaking or planning any construction w

orks or 
activities.

Please note that all internal w
orks and building uses show

n 
are for illustrative purposes only.
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