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1. Project name and site address

Haringey Civic Centre, High Road, Wood Green, London N22 8LE

2. Presenting team

Jason Martin Partner, Hawkins\Brown

Raheela Fitzgerald Architect, Hawlins\Brown

Matt Pearson Architect, Hawkins\Brown

Eduarda Viera Architect, Hawlans\Brown

Lucy Markham Pariner (Hentage), Montagu Evans
Louisa Smith Partner (Planning), Montagu Evans

3 Planning authority briefing

Located within the Tranity Gardens Conservation Area, the site is occupied by
Haringey Civic Centre, a Grade |l listed building, designated as such in 2018. The
existing Civic Centre building is three storeys high, with a recessad fourth floor. The
building is currenthy subject to restoration works, and further works are proposed for
its intemal layout. The proposed new building comprises four storeys with screened
plant and atrium / lift overrun above. Both the proposed development and the existing
Civic Cenfre building will mainly be used as offices for Haringey Council staff, as well
as retaining some civic uses,

The proposals also include the redevelopment of the rear car park at the northwest
cormer of the site, link extensions and a landscaped couriyard between the existing
and proposed new council office building. The scheme does not propose any
replacement parking, with parking in front of the site to be retained.



4. Cuality Review Panel’s views
Summary

The panel broadly supports the proposed scheme, which it views as a very

positive addition to the borough but makes comments relating to the height of the
annexe, its relation to the existing building, its setting and the scheme’s sustainability
strategy. The panel applauds the decision to recognise the importance of the Civic
Centre to the borough by retaining the existing building, to refurbish significant interior
features, such as the Council Chamber, and to retain the existing main enfrance.

It expresses concemns about the scale of the proposed new annexe building,
particularly in relation to the existing Civic Centre, and suggests that consideration is
given to either setting back upper storeys or reducing the building in height. At the
same time, the panel recognises the importance of creating a building with a strong
presance in the townscape and suggests careful consideration of how to address this
tension. Facades could be more vanied, responding to different seftings, and the
westem edge of the site will require careful treatment to ensure a sympathetic
relationship with the school and travellers’ site.

The panel would like to see secunty provision explored in greater detalil, to ensure
requirements are built in, particularly to the landscape approach. It would also like to
rmore detail to show how each floor plate works in terms of office use and circulation.
It would also welcome more detail on the link extensions between the existing Civic
Centre building, and on the proposed new annexe. The panel supports the scheme's
landscape strategy, which it feels sends a positive message to the wider area but
asks that for more thinking on pedestrian and vehicular routes. Cycle parking should
be moved to a more atfractive location. A more detailed sustainability strategy is
needed to show how the scheme can achieve zero carbon, including assessment of
material performance. These comments are expanded below.

Scheme context

« The panel comments that the site’s wider urban context is key to the success of
the scheme. It notes that the existing Civic Centre sits relatively low in the
townscape and suggests that giving the new scheme more presence on the hill
would reinforce its local civic role.

« The panel feels that the westem edge of the development is a sensitive part of the
scheme because of its proximity both to the Wallham Place Travellers’ Site and to
Trinity Primary Academy, and therefore needs careful consideration, in
consultation with the school and the travellers.

» The panel feels that both pedestrian and vehicular access need to be addressed
in more detail, to help give the scheme greater presence. The approach from the
Wood Green town centre to the development could be more legible and the
approach to the building’s main entrance from its immediate pedestrian sefting
would benefit from more development.
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The approach fo the scheme would also benefit from being more pedestrian-
frendly, with more functonal links into the immediate townscape, including to
Crescent Park.

Civic Centre repair and restoration

The panel applauds the scheme’s ambition to integrate the existing Civic Centre
building with the new annexe and link extensions, while recognising the
challenges involved in working with the Civic Centre’s aging fabric. The panel
commends plans to restore parts of the building as closely as possible to their
oniginal state, particularly the Council Chamber and Committee Rooms.

The panel also supports plans to ensure that repairs are sympathetic to the
detailing and materality of the scheme. While it understands why glass-reinforced
concrete (GRC) has been chosen for the exterior of the existing building, it
recommends rigorous specification, testing and detailing of this matenal to ensure
it will not suffer adverse effects from weathenng.

Architecture

While the panel largely supports the proposed four-storey height of the annexe
building, it is concemed about the impact of the rooftop plant and atrium / lift
overrun on the scale of the building. It suggests that options are developed fo set
this element back, and that parapet detailing is also developed further.

The panel also asks whether plant could be accommodated in the basement, or
floor-by-floor, to reduce the height of the building.

The scale of the building could also be mitigated by refining detailing at upper
storeys. The panel also suggests that each fagade could be detailed to be more
indrvidually responsive to its immediate context. For example, the north facade
could respond to the more domestic scale of the Trinity Road area.

The panel recommends more detalled analysis of intermal layouts, to show how
the central core, and deep floorplates will work in terms of office use, circulation,
gathering points and views.

The panel observes that the presentation appears to show that the levels at
parapet height are in alignment and questions whether this is the case, or whether
the presentation is a slight misrepresentation. More information on how these
levels and heights work in detail would be welcomed.

The panel supports the matenality of the new annexe building, inspired by the
existing Civic Centre building.

However, it suggests that the annexe’s elevations require further thought. For
example, the fin design would benefit from more detailed attention.
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The panel also suggests the development of elevations that respond to different
conditions around the building. Each facade could read in a way that addresses
a different function and =atting, such as fadng the street, facing the courtyard or
facing adjacent buildings.

The panel supports the use of large windows, which provided vanation in the
annexe facades, confribute civic and public qualities. They will also provide views
in and out, and the panel suggests more detail is developed on what these views
will be.

Accessibility and secunty

The public and semi-public areas, and the office accommodation within the
scheme, are essential components of its civic and democratic function. The panel
welcomes the ways in which these elements are addressed but recommends
detailed consideration of the secunty requirements for such a high-profile building.
This should include consideration of human, architectural, technological and
landscaping approaches to delivering security.

For example, the panel suggests that the first secunty line should be at a
vehicular level, tied in part to the scheme's overall landscape sirategy. Planting
and other subtle interventions could form part of this approach. The need to
introduce measures such as bollards, post-completion, should be avoided.

The panel notes that staff cyclists appear to have the least interesting route into
the development, with access from the rear of the scheme next to the refuse
store. The panel questions this approach, which is unlikely to encourage
employees to cycle to work.

The panel welcomes the retention of the existing Civic Centre entrance on the
High Road as the scheme's main entrance. However, it feels that improvements
could be made to general access and dirculation across the whole scheme to
create more natural and logical relationships between different parts of the
building.

Landscape

+ The panel notes the generous provision offered by the scheme’s staff
courtyard.

+ The panel is encouraged by plans to preserve existing trees on the Trinity
Road and High Road sides of the site, and by proposals for additional planting
across the site, including links to the adjoining woodland.

s |t suggests that circulation areas in and around the garden and woodland area
could be improved to encourage use.

Sustainability
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e The panel supports the ambition for the scheme to achieve net zero by 2027.
However, it is unclear how this ambition will be achieved, particularly in the
existing Civic Centre building, and asks for further details.

+ The panel suggests that considering altemative options for the location of the
plant could provide more efficient heating and cooling, as well as reducing the
height of the building.

s Similarly, the panel would welcome a more detailed analysis of the way the
stack ventilation operates, in relation to the central circulation core of the
annexe building.

s While the panel acknowledges that GRC is a viable low embodied carbon
material, it asks that its performance is also taken into account, as partof a
fabric-first approach to the scheme.

s The panel notes the intenfion to use openable windows and asks for more
detailed analysis to show how they will work in different parts of the building.

= The panel welcomes the introduction of photovoltaic cells but asks for more
clarity on how they confribute the overall sustainability strateqgy.

MNext steps

The panel is available to review the scheme again, either at a formal review or a
chair's review, when the design team has been able to respond fo its comments.



