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1. Project name and site address

Drapars” Almshouses, Edmanson’s Close, Bruce Grove, London W17 GXD

2. Presenting team

Mark Imms Turmar and Townsend
Polly Damen d+b studios

Pippa Misbet JLL Inc

Paul Crisp Smith Jenkins

kR Aims of the Quality Review Panel meeting

The Quality Review Panel provides impartial and objective advice from a diverse
range of experienced practitionars. This report draws togather the panel's advice and
iz not infended to be a minute of the procaedings. It is intanded that the panel’'s
advice may assist the development management team in negotiating design
improvemeanis where appropriaie and, in addition, may support decision-making by
tha Planning Commities, in ordar to secure the highest possible quality of
development.

4. Planning authority briefing

The site is located to the north eastern side of Bruce Grove and accessed from
Edmanson's Closa. The almshouses ara laid out around three sidas of a rectangular
grean space with short detached wings o either side, fronting Bruce Grove. Tha
housing units are owned by the Drapars’ Almshouse, a chantable howsing provider,
and provide accommedation for the aldardy. Most unils are empty, with many of tha
residants decanted to other properties. Tha almshouses are Grade || stetutorily-listed
and located within the Bruce Castle Conservation Araa, within which the almshousas
are considared an Important Fromtage.

The site has a PTAL of 5 and thers is aexisting informal parking around the parimeter
of tha green space. The sumounding area consists of predominantly residential land
usas, in the form of terrace houses and low-rise flats, togethar with soma commercial
uses and the Grade |l statutorily-listed former Tottenham Magistrates’ Cowrt to the
rear of the sita.

The proposal is for redevelopment, consisting of the amalgamation, extension and
adaptation of the existing almshouses to provide a total of 48 dweallings, comprising:
26 family howsas; 16 new-build studios and one bed apartmeants; four new-build two
bed apariments, ona new-build three bed almshouse; a two bad refurbished
gatehouse; and retention of the axisting chapsal.

Officars seek the panal’s views on the schame’s dasign quality.
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5. Quality Review Panel's views
Summary

The panel welcomes the opportunity io review the proposed schemse for Drapers’
Almshouwsas as it continusas o evolve. It will be an important developmeant for the
borough; the proposals are moving forward wall, and represant a substantial amount
af wark by the client and project team. The panal is warmly supportive of the schame,
and of the way that the project team have responded to feedback from the btwo
previous reviews — hald in person on 4 March 2020 {incleding a site visit) and onlina
on 16 Dacember 2020. It supports the scale of the proposals, the refurbishment of the
chapeal, the extension of the almshouses and the adjustments to tha infill building on
Bruce Grove.

However, thare are still somea aspects of the proposals that would benefit from some
further consideration. These include the arrangements for cycle parking, the entranca
sequances, and circulation layout within the new-build elemeants. The scheme would
also banafit from a greater level of adiculation and detail within the elevations of the
new buildings, and from further darity and control of the landscaped area in front of
the new apartment building.

The deasign team will need to negotiate a careful balance between heritage
reqguireaments and energy efficient dasign; this should be undertakan in cooparation
with Hanngey officers. The panel would also welcomea greater clanty of intention
within the drawings in terms of the technical dasign of the development, which should
include showing elements like air source heat pumps and pholovaltaic panels within
the drawings. The panel also highlights the importance of producing additional threa-
dimensional (CGI) images to show the detail of all of the new-build elaments, and the
relationships batweaen the new buildings and the existing buildings.

Landscape proposals

= The panel feels that the design team has responded well to feedback about
the landscape design. The relationship betwean public and private realms has
improved, especially at the interface of the rear of the almshousas and the
new-build blocks. The communal space is a good location for play space and
the panel thinks that this could potentially be furthar reinforcad.

» |t guastions whather the issue of cycle parking has been fully resolved and
notes that the reguirement for residents of the almshouses to carry their cycles
throwgh the house to the rear garden might ba problematic due to the
dimensions and angles of some of the interior spaces. It notas that whila it
may not be suitable to provide a separate external noute to the rear gardens,
additional communal cycle parking could be accommodated within the front
courtyard.
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# The drawings need further clanty in terms of the relationship of the car parking
spaces o the front of the almshousas, as they currenily show tha parking
spaces very close to the front of the almshouses, and this may not be correct.

Refurbished almshouses

# The panel warmly supports the careful approach to the refurbishment and
selactive extension of the existing almshouses. A reduced number of two-
storey extensions is a good stratagy to optimise the accommodation provided.

Chapsl building

« The proposed refurbishment of the chapel building works well; the pansl
supports the detailed approach to this part of the schame.

MNew-build corner buildings

« The panel considers that the broad principles for the new-build cormer
buildings seem sensible. Some concems remain about the enfrance sequence
fraom the exterior fo the individual front doors internally.

« The panel understands that a "gquister’ architectural treatment has bean
adopied in responsa to previous panel commeants, but it would encouraga
some further consideration of the details fo enliven the elevations, while
awoiding pasticha. This could include a strong coping detail to the parapet, and
mare substantial cills, incorporating a good drip detail to avoid staining. The
panel wondars whether & material contrast with some red brick elemsanis could
also provide some greater dapth and interast.

# The panel would encourage the design team io produce additional CGI
imagas to show the detail of the new-build elemeants, and thair relationship
with the exisiing buildings on site. Carefully worked threa-dimensional images
will bring the drawings to life, and can demonsirata the shadow, dapth and lifa
of tha elevations.

New-build irfill buildirg — adjacent fo Bruce Grove

# The proposal for the new-build infill building seams to be very sensitive. The
scale looks good and the orentation and design of the block are successiul,
opening up the entrance and providing a clear route o the apartmeant building
at the rear.

« The primary frontage onto Bruce Grove — essantially the side gable of the
building, dus to it's orientation — would benefit from another leval of detail and
richmass in the architectural expression, to enliven this important fromtage.
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+ As noted above, additional CGl images are requirad to show the detail of the
new buildings and thair relationship with exsting buildings adjacent.

MNew-buid aparfment bwiding

# The dasign of the new-build apartmant has generally come together well,
although some concems remain about the interior of the block, in terms of the
configuration and guality of corridors. A simplified approach to circulation,
perhaps through flipping the location of the cora and the corridor, would
improve the ground floor plan.

» Concem also remains about the approach fo the main entrance from thea
direction of Bruce Grovae. Tha panel notes that the dog-leg pathway to the
anirance ralies upon low boundary treatments for visibility, and is vulnarable to
rasidents planting tall hedges which would block off the view to the enfrance.
Further consideration should ba given to the soft and hard landscaping and its
management.

# The panel supporis the approach to the architectural expression of the
building, and it would encourage further consideration of opportunities to
achieve a greater depth and ariculation of the elevational treatment through
careful design and detailing. High quality materials and construction details will

be very important.

+ As noted above, additional CGl images are required o show the detail of the
new buildings and their relationship with existing buildings adjacent.

Environmentally sustainable design

# The technical aspects of achiaving the required anvironmental and enargy
standards through retrofitting the existing listed alm=houses should ba
developad in consultation with the Council’s Climate Change Officer.

# For example, the approach to retrofiting or replacing the windows in the
axisting almshouses will require careful attention, as thers is a difficult trade-
off batwaen heritage and sustainability considerations. f more efficient
windows can ba achieved within the schema then there will be a significant
benefit for the residents in terms of future running costs.

#+ |mcreasing the biodiversity of the site is welcomed; the proposed provision of a
pond to the rear of the site is a positive movea.

#» Clarity im the plans, elevations and images of the scheme is needed, o show
the location and integration of technical design elements, such as air source
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heat pumps and photowoltaic panels. Thess are currently mot shown in the
drawings; more detail is needed to ensure that these elemeanis will not be
detrimantal to the visual quality of the overall scheme.

MNext sleps

« The Quality Review Panel is delighted with the way that the schema has
progressad, and it looks forward io seaing the proposals coma to fruition.
Somea comments on the details of the schems remain, but the panal feels that
these can be addressed in consultation with officers.
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