
3.0	 RMA 1 Proposals &  
 Outline Masterplan Compliance



3.1  Approved Outline Masterplan
Hybrid Planning consent for St Ann's New Neighbourhood  
(ref HGY/2022/1833) was granted in July 2023, including:

Outline planning approval (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 Rail sides Site. 

A series of approved documents submitted as part of this 
application are intended to guide future Reserved Matters 
Applications (RMAs) as follows:  

1. Design Code: N15301-KCA-XX-XX-RP-A-00003 

The approved Design Code contains a set of simple, concise, 
illustrated design requirements, that provides general and 
specific parameters for the physical development of future 
phases and the overall quality of the scheme. 

This Design and Access Statement (Volume I) and Landscape 
DAS (Volume II) demonstrate RMA 1 compliance with the 
relevant chapters of the Design Code.

2. Parameter Plans: 

A series of Parameter Plans set the physical limits and 
development principles of the Outline component of the 
scheme as follows: 

Access and Circulation: 	 N15301-KCA-ZZ-ZZ-DR-A-01200

Ground Floor Uses:		 N15301-KCA-ZZ-ZZ-DR-A-01201

Upper Floor Uses: 		  N15301-KCA-ZZ-ZZ-DR-A-01202

Green Infrastructure: 	 N15301-KCA-ZZ-ZZ-DR-A-01203

Maximum Footprints: 	 N15301-KCA-ZZ-ZZ-DR-A-01204

Maximum Heights: 		  N15301-KCA-ZZ-ZZ-DR-A-01205

This Design and Access Statement (Volume I) demonstrates 
compliance with: Ground Floor Uses, Upper Floor Uses, 
Maximum Footprints and Maximum Heights drawings.  
Landscape DAS (Volume II) demonstrates compliance with 
Access and Circulation and Green Infrastructure drawings. 

3. Illustrative Masterplan

The illustrative masterplan submitted in support of the outline 
component sets out one way that a Scheme could be developed 
in accordance with the Parameter Plans and Design Code, and 
includes floor plans from basement to roof level (N15301-KCA-
ZZ-00-DR-A-09999 to N15301-KCA-ZZ-09-DR-A-10009). 

The Illustrative masterplan is indicative only, however provides a 
useful guide to Reserved Matters proposals.

4. Design and Access Statement:

The DAS (N15301-KCA-XX-XX-RP-A-00002) describes the 
masterplan vision and expands on the spatial and physical 
principles set by the Parameter Plans and Design Code. 

The DAS is indicative only, however provides a useful guide to 
Reserved Matters proposals. 
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4  Architectural Approach 

Planning Application
Detailed Component

fig. 4.1 /  Illustrative masterplan axonometric view - character areas

Planning Application
Outline Component 

Across the site a series of housing typologies have been 
developed to respond to the specific site conditions 
of the St Ann's Conservation Area, the neighbouring 
streets of residential terraces to the west, the adjacent 
NHS hospital site to the east, the SINC woodland to 
the south and the new enlarged Peace Garden at the 
centre of the site.    

These typologies have informed the development of 
character areas for the masterplan which in turn inform 

the design of the plots that fall within them, bringing 
definition to the buildings and enabling streets and 
spaces to be highly legible and helping to foster a 
strong street life and community.

An overview of each of the character areas is given 
on the adjacent page, following with a set of general 
principles that apply to all plots before each plot is 
expanded with a plot specific code. 
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1Introduction

The Design Code is structured as follows:

1.4 Design Code Structure 

fig. 1.2 / Masterplan principles diagrams 

fig. 1.3 / Site-wide 

fig. 1.4 / Site-wide landscape and public realm 

fig. 1.5 / Site-wide architectural approach 

Site Wide 

This section describes the key existing site 
characteristics and assets such as the relationship with 
St Ann's Conservation Area, retained buildings, trees 
and ecological assets. 

Introduction

This first chapter introduces the structure and scope 
of the planning application, as well as the context 
and vision of the wider masterplan. This chapter is 
for information and is not part of the approved Design 
Code. 

Refer to the Design and Access Statement of the Hybrid 
Planning Application for more detailed information on 
the masterplan overview.

Landscape and Public Realm 

This section describes the site-wide public realm 
approach to streets, public spaces, residential 
courtyards as well as general strategies for   biodiversity, 
play and wayfinding.

Architectural Approach 

This section describes the different character areas 
across the site and how this informs the architectural 
approach of the plots.

The clauses in this chapter set out the buildings' key 
characteristics in terms of typology, scale, layout, 
material, architectural and landscape features.
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3.7 Character Areas 
Across the Site a series housing typologies have been 
developed to respond to the specific site conditions of the St 
Ann's Conservation Area, the neighbouring streets of residential 
terraces to the west, the adjacent NHS hospital site to the east, 
the SINC woodland to the south and the new enlarged Peace 
Garden at the centre of the Site.    

These typologies have informed the development of character 
areas for the masterplan which in turn inform the design of the 
plots that fall within them, bringing definition to the buildings and 
enabling streets and spaces to be highly legible and helping to 
foster a strong street life and community.

Each character area expresses itself in the plots through typology, 
massing, and architectural approach which in turn defines a 
combination of brickwork tone, balcony expression, ground floor 
articulation and detailing. 

An overview of each of the character areas is given on the 
adjacent page and expanded upon in the following chapters on 
the Detailed Component of the Scheme.  

For the Outline Component of the Scheme, please refer to the St 
Ann's New Neighbourhood Design Code' which sets out design 
requirements for each of the building plots.  
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The brief for the St Ann's new neighbourhood is illustrated 
below. This mixed-use redevelopment provides up to 995 
new	homes,	of	which	60%	are	affordable,	the	retention	and	
refurbishment	of	existing	historic	hospital	buildings,	flexible	non-
residential	floorspace	across	the	both	the	new	and	refurbished	
buildings, all set within extensive new landscaping and public 
realm. The Peace Garden at the heart of the site will be tripled in 
size.   
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1.2 Brief Summary

Refurbishment of the Retained Buildings for 
Non-Residential Use including: 

• Seven heritage buildings brought back to life 
through key repairs and upgrades, alterations 
and new extensions 

167 parking spaces

New Landscape, Public Realm, Play and 
Enhanced Peace Garden Tripled In Size

Up to 995 New high quality homes that meet the 
highest standards in sustainability and low-carbon 
living.
60%	of	the	homes	are	affordable	(by	unit)	split	as	
following:

• 60%	London	Affordable	Rent

• 18% London Living Rent

• 22% Shared Ownership

• 38 Homes for Older Adults 

Up to.4150 sqm GIA Flexible Use Class E / F1/ 
F2 across the New and Retained Buildings 

Overview cut away axonometric drawing of the ground of the proposed masterplan 

Older Adults Building: 38 
homes for over 55's with 
shared resident communal 
facilities	on	the	ground	floor	

Peace Garden

SINC Woodland

BEH NHS Hospital

Chestnuts Park

Legible link to Warwick Gardens: A new 
generous, overlooked path marked by a 
landscaped square welcoming pedestrians & 
cyclists into the neighbourhood

Retained Heritage Buildings: 
Repurposed	for	flexible	non-
residential	floorspace	

New Build Flexible Non-Residential 
Use overlooking the Peace Garden and 
SW link to Warwick Gardens
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The St Ann's New Neighbourhood masterplan is proposed to 
be delivered in four phases as illustrated in the diagram below. 

Detailed planning permission was granted for Phase 1A in July 
2023. This Phase will commence on site first. 

The Outline component of the masterplan comprised Phases 
1B, 2 and 3: 

Phases 1B & 2 are submitted as a single Reserved Matters 
Application (RMA 1).

Phase 3 is anticipated to come forward as future Reserved 
Matters Application (RMA 2)

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, which covers Plots E to J of the 
illustrative masterplan submitted as part of the Hybrid Application. 

3.2  Phasing & Delivery 3.3  Reserved Matters 
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DESIGN AND 
ACCESS 
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ILLUSTRATIVE 
MASTERPLAN

• Accessibility Compliance Document
• Accessibility/Inclusivity Statement
• Arboricultural Impact Assessment 

and Method Statement
• Affordable Housing Statement
• Contamination Assessment
• Circular Economy Statement
• Delivery and Service Strategy
• Development Specification
• Draft Section 106 Heads of Terms
• Environmental Statement
• Energy Strategy
• Fire Statement
• Flood Risk Assessment and 

Drainage Strategy
• Floor Space Schedules
• Geo-located 3D Massing Model
• Landscape Strategy and Plans

ADDITIONAL SUPPORTING DOCUMENTS
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Planning Application Outline Component 

Plot name
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B
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• Notice(s) to owners under Article 6
• Planning Statement
• Photomontages
• Pre-Demolition Audit
• Schedule of all plans, elevations and 

drawings
• Statement of Community 

Involvement
• Sustainability Statement and 

Sustainable Design and Construction 
Statement

• Sunlight, Daylight and 
Overshadowing Report

• Waste Management Plans
• Whole Lifecycle Carbon Assessment 
• Wind/ Microclimate Assessment; and 
• Utilities Assessment

fig. 1.1 / Diagram showing Detailed and Outline Components of the application and plot names

1A

1B 2

3

Masterplan phasing key

Phase 1A - Detailed Approval

Phase 1B & 2 - RMA 1 (Outline Approval)

Phase 3 - Future RMA 2 (Outline Approval)
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Description of Development: 

The description of development for Phases 1B & 2 is as follows: “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.” 

The Reserved Matters

The matters reserved for future determination are layout, scale, appearance and landscaping. This 
submission includes the requisite level of detail required to enable the Council to form a full assessment of the 
proposals and the submission includes detailed layouts, elevations, materials and landscaping details. 

As set out in 3.1, the hybrid consent contains a range of approved documents which sets the principles, 
parameters and design ethos of the outline component of the consent. 

The principles within these documents have been applied to inform the detail of the reserved matters to ensure 
accordance with the approved detail component of the hybrid application. 

•	 The Development Specification sets out the maximum development quantum in terms of housing numbers 
and floorspace. 

•	 The Design Code ensures design continuity, providing guidance to protect its character and that of its 
surroundings, and ensure the delivery of an accessible, inclusive development. It will also ensure that the built 
environment, public realm and landscaping is in accordance with local, regional and national policy, reflecting 
discussions with council officers and technical consultants, and deliver continuity throughout the wider scheme.  

•	 The approved Parameter Plans set the physical limits and development principles of future RMA's.
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3.4  Parameter Plan Compliance Overview 
Architectural proposals for Phase 1B&2 are fully aligned with the approved 
Parameter Plans. An overview of compliance is shown below and overleaf. 
Greater detail per plot is demonstrated in the chapters which follow:  

Residential Uses (Use class C3) 

Residential Uses (Use class C3) 
 
Commercial / Non-Residential  
(Use Class E, F1 or F2) or  
Residential (Use Class C3)

Ground Floor Uses Parameter Plan  
(N15301-KCA-ZZ-ZZ-DR-A-01201)

Upper Floor Uses Parameter Plan:  
(N15301-KCA-ZZ-ZZ-DR-A-01202)

Ground Floor Uses Proposals: Upper Floor Uses Proposals:

Ground Floor Uses

The Ground Floor Uses Parameter 
Plan sets out the uses that are 
expected on the ground floor of 
future RMA submissions:

RMA proposals are in accordance 
with the approved parameter 
plans, with ground floor uses being 
mainly residential aside from a non-
residential component in the south 
west corner opposite the south west 
link through to Warwick Gardens.

Upper Floor Uses

The Upper Floor Uses Parameter 
Plan sets out the uses that are 
expected on the upper floors of 
future RMA submissions.

RMA proposals are in accordance 
with the approved Parameter Plans, 
with upper floor uses being wholly 
residential.
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