HGY/2022/4319 & HGY/2022/4320 – amended plans 
Drapers Almshouses Edmansons Close, Bruce Grove, Tottenham, London, N17 6XD

Further to my original consultation response the design and alterations proposed to the listed almshouses have been amended to help address the concerns raised.  
Since the initial submission, the heritage statement has been amended and added to cover aspects of the previously missing information and demonstrate more fully the considerable work and negotiation behind the design of the proposed development. The heritage statement now fully covers all aspects of the building, and more research has been undertaken to guide the impact assessment which has resulted in some changes to the alterations proposed. 
A condition survey of the building has now also been undertaken to help inform the baseline conditions of the building and the refurbishment of the buildings. This in conjunction with the structural survey and the impact assessment within the heritage statement have produced a much clearer and fuller assessment of the existing buildings and the works which will be required as part of the proposed development. This will allow appropriate conditions to control the detailed design stage of the development and ensure the significance of the listed buildings can be conserved appropriately. 
Proposed pavilions and new flat block 
The outstanding drawing inconsistences have been amended as part of the latest suite of drawings. 
The Victorian Societies comments on the design of the new flat blocks is noted, however the proposed flat blocks are located in in the corners and behind the courtyard buildings, which are not traditional locations for buildings within this layout. In this context a contemporary design is considered the appropriate response as they are discernibly new additions. 
Provided these buildings are of high quality, in both their materials and detailing, the new blocks should sit quietly in their context and have a neutral impact on the significance of the listed buildings, conserving their special interest.  
Alterations to Existing Almshouses and Lodge House
As part of the application process there has been a considerable development of the conversion design. The changes in the design to the almshouses consist of:
· Revision of the rear elevations to accommodate the retention of the original windows to the ground floor and the original rhythm of the rear elevations
· Associated minor alterations to the ground floor layouts
· Associated lower extent of demolition
The amendments has alleviated the previously raised concerns that their loss would cause harm to the significance of the listed buildings and these amendments are welcomed and in line with the LPA’s recommendations. 
The Victorian Societies comments may reflect that the original documents which included the loss of these windows and a schedule of the proposed window alterations will ensure these are kept and appropriately retrofitted.
Whilst the condition survey and more detailed heritage statement demonstrate that the interior of the buildings have undergone a considerable redevelopment in the late C20 there are also a lot of modern finishes which, although unlikely, may be overlaid on top of more historic fabric. It is recommended that a contingency condition is attached to the listed building consent so that if any historic fabric is uncovered it can be appropriately accommodated within the design. 
As the buildings will undergo a large permanent change including areas of demolition and subdivision it is recommend that a level 1 building recording is undertaken in line with best practise and NPPF paragraph which states:
“Local planning authorities should require developers to record and advance understanding of the significance of any heritage assets to be lost (wholly or in part) in a manner proportionate to their importance and the impact, and to make this evidence (and any archive generated) publicly accessible. However, the ability to record evidence of our past should not be a factor in deciding whether such loss should be permitted.”
Given the grade II status of the building, and the demonstrated condition of the interior of the building a level 1 recording, as set out in Historic Englands: Understanding Historic Buildings: A Guide to Good Recording Practice. A condition for a written scheme of investigation is recommended.
Servicing, Retrofitting & Renewables
As part of the development of the sustainability statement during the application process more works to retrofit the listed buildings and a deeper retrofit of the listed buildings is now envisioned. This will now include:
· Secondary glazing to original windows
· Internal wall insulation
· Loft insulation
· Under floor insulation
· ASHPs to most units
· Solar panels and ASHPs to the flat blocks have been refined to alter the number and location of these units and to ensure they are not visible from the ground
There is a need to balance increasing the energy efficiency of the listed building against causing harm to the listed building. Conservation and sustainability have developed the sustainability strategy considerably with the applicant and these measures have been carefully considered as in principle the best way to balance both of these aspects of the proposal. 
The detailed design of these interventions will need to carefully take into account the significance of the listed buildings as well as technical considerations to ensure the long-term condition of the listed buildings. This will need to be controlled through the detailed design stage which can be accommodated through a set of conditions.
Landscaping
The various ancillary buildings and landscaping has been amended throughout the application. An appropriate design for the courtyard and the Bruce Grove street frontage is the most important part of the landscaping design to ensure it has an appropriate impact on setting of the listed buildings, the Conservation Area as well as the locally listed garden itself. These amendments include
· Removal of car parking all around the central green and a reduction to the recommended number car parking bays
· Retention of the existing mature trees
· Plans have now been provided for the separate bike and bin store which has been further amended in height
The amendments to this aspects of the proposed development are welcomed and represent positive changes to bring clarity to the scheme. The changes to the parking has improved the scheme, the central green will no longer be encased in car parking and there is now scope for a high quality landscaping design to soften the impact of the required spaces.
It is considered that this level of information is enough to develop an appropriate landscaping design during the detailed design stage of the scheme, controlled through an set of appropriate conditions to ensure the proposals have a neutral or beneficial impact on the significance of the almshouses, the Conservation Area, and the locally listed garden.
Overall
The scheme has undergone a high level of scrutiny and design development so that the impact of the proposed development has been either mitigated or reduced in line with best practice. The impact to the Conservation Area, the adjacent listed magistrates court and the locally listed garden will be neutral, subject to condition. Whilst the proposed development would cause some less than substantial harm to the significance of the listed buildings, this should be balanced against the heritage benefits of helping ensure the long-term condition and use of the buildings. Accordingly, Conservation supports this proposed scheme. 
