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1.0 Vision

“Village” Street Northern Key View Point

Western Key View Point
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1.0 Vision

The proposals in this document constitutes a framework for developing a new “village” for
Brunswick Park where the Community Hub represents the centre, the Park provides the
village green and the existing surrounding properties are the residential web.

Concept and development of the scheme are based on the following:

* Opening of strong view points onto the new hub from both Osidge Lane (focal point on the
school entrance thanks to demolition / relocation of the Scout & Veterans’ huts) and Brunswick Park
Road (focal point from the roundabout with a new “square” leading to the pool). The focal points are
developed as three storey structures to reinforce the public image of the buildings;

« Creation of a new “street” between Osidge Lane and Brunswick Park Road along the existing
service road (the elevation of the back gardens boundary of the northern properties needing a re-
design in line with the improved nature of the space);

» The street represents the urban side of the scheme (strong, mineral) while the southern elevation
opens onto the Brunswick Park in a more fluid, organic way;

« Exploitation of the northern site boundary and spaces allocated between the groups of activities
allow for future extensions as well as a high level of flexibility to access the park by opening the
public facilities onto it when required;

* Graphics in Section 2 show how the site and individual buildings may be developed. Layouts have
been driven by the potential of keeping most of the circulation and ancillary areas towards to North
(street side) while the main activities look South and towards the Park (refer to Appendix X6).

To further develop this model, the team believes it is worth investigating potentials for additional
local retail units and cafe.
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2.0 Introduction

2.1 Further to instructions received from Mr Craig Cooper of London Borough of Barnet (LBB) dated
26 September 2008, Gardiner & Theobald LLP (G&T) has produced this options appraisal in line
with the stated requirements.

2.2 The main subject site is located at the junction of Brunswick Park Road and Osige Lane and is
bounded to the South by Brunswick Park. The site currently comprises Brunswick Park School, a
one form entry primary school, a library and a medical centre currently owned by the local PCT.
It was also requested that consideration be given to co-locating an existing Nursery located at
Hampden Way and a swimming pool currently located at Church Farm. The site of the existing
entrance to the park, to the North East of the site, and associated Scout Hut and Veterans Hall
were also to be considered within the scheme.

2.3 The brief outlined the following options to be considered:

1. Provision of a two form entry primary school with 52 place children’s centre co-located with
a medical centre and library facility;

2. Provision of a two form entry primary school with 52 place children’s centre, a medical
centre, library facility and 20m x 8m swimming pool and gym facility;

3. Provision of a two form entry primary school with 52 place children’s centre, a library
facility and 20m x 8m swimming pool and gym facility with the medical centre remaining in
position;

4. Provision of a two form entry primary school with 52 place children’s centre, and a library
facility with the medical centre remaining in position.

Note: the swimming pool has later been developed as 25m x 10m to provide more flexibility
of use.

2.4 G&T have appointed Sprunt Ltd to act as Architectural Advisors and produce a feasibility study
in accordance with the clients brief. All information from their report dated November 2008 has
beeninserted into this document.

2.5 G&T received an initial concept briefing from LBB, which included a visit to the site and
undertook a further site visit with Sprunt 3rd October 2008. Following initial site appraisals and
desktop study, draft proposals were drawn up for all four options (refer to Appendices X1, X2, X3
& X8). Following a meeting between LBB, G&T and Sprunt on the 16th October 2008 the need
for stronger presence on the public frontage was highlighted. We have further developed this
requirement, leading to two main strategies being considered around the initial Option 2 from
LBB’s brief. This has resulted in a more detailed feasibility study of this option (also refer to
Appendices X4, X5, X6 & X7).

2.6 All four options are encompassed within this executive summary and the advantages, likely
costs, disadvantages and risks have been highlighted for each. However, one of the key
considerations, from the commencement of the appraisal, has been to provide flexibility within
the scheme as a whole and minimise the need for temporary accommodation or the loss of any
of the facilities during the construction phase. Consequently, all the options offer the advantage
of providing either some, or all of the requirements without disrupting current operations. This
also has the advantage of producing a ‘stepped scheme where various facilities can be
provided, without disadvantage to undertaking further development at a later date.
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2.0 Introduction

2.7 The main site constraints:

« The site fronts a busy junction to the NW, restricting access and with poor acoustic conditions;

« The site is steeply sloping, from the W generally down to the East with an overall fall of approximately 13m across the site;

« The site is bounded to the South by Metropolitan Open Land (MOL);

« There is a flood plain to the East of the site;

« There is a main sewer running across the site from SW to NE which will require diverting in all the options considered;

* There was former sewerage works to the South of the site and the ground in this area is considered contaminated;

« The site is bounded to the North and West by residential properties restricting massing, noise, etc;

 The medical centre is owned by the local PCT, and this includes the land from the front of the centre to the pavement line,
along with rights of way over the existing car park;

« There is a present problem with security in the area of the existing service road to the North of the site.

HmLne

2.8 Key Assumptions:

« The two form entry primary school to be constructed in accordance with BB99 providing 2494m2 GIFA;

52 place children’s centre 500m2 GIFA;

» Swimming pool and gym 900m2 GIFA;

« Library 350m2 GIFA;

* Health centre 500m2 GIFA;

« Provision of a general shop/café could be encompassed within all the options and is assumed to be ‘cost neutral’ within
approximately 10 years. Clearly this assumption requires testing against current market rental rates;

*The values of the sites at Hampden Way and Church Farm have been confirmed to us by LBB as £1M & £1.7M
respectively. In view of the current economic climate the actual values could be substantially lower than those used;

« Inclusion of any figures for potential residential development, are for guidance purposes only and LBB will need to instruct
appropriately for further detailed advice in this regard;

I ¢ sorer o Bl « Also refer to Appendix X7 Schedule of Accommodation.
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2.9 Key Drivers:

L J [ ] ° ® [ ] o L. . ey . " . . . ,
o0 %o 0 0% o pPE o ¢ e « Provision of expanded and co-located educational faciliies to enhance educational opportunities in line with LBB’s and
%% % -.'. o® o % e® o o national policies;
‘Lo, o %, o o’ ° ¢ .' « Provide new ‘social centre’ for community use of various facilities;
e o ® L4 °o® ° ° °

°° _o° ° « Provide new ‘focal point’ for community activity;

o L]
© . ° : o ° .‘.. e o °.‘ ° « Re-provide the facilities required in each option, taking advantage of co-location:
: o® "o° ¢ .o ..o ° e o e’ — Minimise phasing or disruption to the provision of existing faciliies;
° o * o ° '.'. . S o — Maximise flexibility within the proposal, for progressive development over time;
. e % ° e % % — Minimise impact of site constraints.
¢ ° °® oo P . ° ® Public Open Space
% e o L e T % e o @ Seriprivat Groon Space This site provides the opportunity to create an exciting mixed use public hub combining both internal and external facilities
P o o ° o ® © Private Green Space easily accessible by the local community. The potential for sharing spaces between services would allow for all age groups to
% . 0. . ¢ ° J . s * o Residenta use the new hub throughout the week and create a new focus for the area.
.. .‘ [ . o M ° o ° ¢ e L ® Community/ Public facilities
° .. L4 e ° ° s ® School Buildings
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Draft View (Day)

General Massing (Option 2)

3.0 Executive Summary

3.0 EXECUTIVE SUMMARY

3.1 All three sites at Brunswick Park, Hamden Way and Church Farm where initially considered.
The conclusion of this study highlighted that there was insufficient site area at either the Hampden
Way or Church Farm site for the provision of a two form entry primary school, library, swimming
pool with gym and health centre. Only the main Brunswick Park site has the required site area for
provision of the required facilities, and as such no further consideration of development has been
undertaken at the other two sites.

3.2 Our recommended option is consideration of Option 2, which is designed to encompass the
flexibility to provide all the requirements, within a ‘phased’ construction programme. This could
initially provide the required primary school and children’s centre with a re-modelled access from
Osidge Lane, relocating the scout hut and providing parking and a new entrance to the park and
school. This has the advantage of providing at least some of the ‘public frontage’ discussed. This
would allow release of the land at Hampden Way for sale on completion of these works.

Co-location of a new health centre and library would form phase I, possibly generating receipts
from the sale of residential housing associated with this section of the development. The
construction of the new swimming pool and gym would form phase lll of the development, providing
the main public frontage and allowing release of the land at Church Farm for disposal. This will
complete the requirement for development of a ‘social centre’ in the area and provide a whole
facility that will benefit both the school and local community.

Phasing of the development as a whole, will inevitably lead to increased construction costs, and
should LBB wish to develop this option further, G&T would be pleased to provide further detailed
cost advice in this regard.

Draft View (Night)
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4.1 OPTION 1 — SUMMARY

Provision of a two form entry (2 FE) primary school with 52 place children’s centre, co-
located with a medical centre and library.

This option was considered in view of the site constraints and key assumptions, and providing the
‘linear form of the proposed development was maintained, enabled the required facilities to be
provided. The benefit of this option was considered to be the possibility of a residential development
to the prominent area at the west of the site, thus providing possible land receipts to assist in
funding of the development.

Whilst this option would provide some ‘street presence from the remodelled park and school
entrance the loss of the prominent corner plot was considered a significant disadvantage.
Furthermore, the cul-de-sac arrangement for the access road, may cause traffic congestion, and
does not address the issue of general security and vandalism in this area, as the development
would be somewhat isolated.

We would also note that the swimming pool would still be remote from the school and not perceived
to be in the heart of the community. This option would also not address the current dilapidated
condition of the swimming pool facility and clearly no gym would be provided.

We have not undertaken a valuation of the site as a development option and would recommend that
LBB undertake this exercise to enable greater certainty of value.

The opportunities this option creates are:

» New visible entrance to park and site facilities;

« Co-location of school library and medical centre to support education and Children’s Centre;
* No loss of MOL;

* Probable one storey primary school with some phasing and temporary accommodation;

+ Possible incorporation of small retail/café facilities adjacent to library.

The disadvantages/risks associated with this option are:

* No ‘street presence’ for the facilities from the main junction;

« Cul-de-sac arrangement generates potential poor vehicular access and general security issues;
* Pool remains remote from school and community;

* Negotiation required with PCT;

* Dilapidated condition of pool not addressed;

+ Possible planning restrictions to proposed residential development;

« Volatile property market.

4.1 Option 1

11
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4.2 OPTION 2 - SUMMARY

Provision of a two form entry primary school with 52 place children’s centre, co-located with
a medical centre, library, pool and gym.

This is the option most favoured, as it provides all the facilities required, as well as co-locating the
swimming pool and a possible gym facility in a position to benefit both education and the community
as a whole.

The position of the swimming pool/gym facility at the main junction to the west gives prominence
and focus to the development. This option also has the benefit of vehicular access through the site,
thus reducing the possibility of traffic congestion but also alleviating the security issues identified
within the current arrangements.

Locating the swimming pool on the site will have the advantage of providing enhanced, modern
facilities, reinforcing community presence, with the added benefit of receipts from land sale of the
Church Farm site.

Through discussions with stakeholders, the benefits of co-locating the medical centre with the
library has been highlighted, and there remains the realistic option of a limited amount of residential
provision above these two buildings. Provision of flats, would further assist in reducing security
concerns to this area and generate additional funding.

We have not undertaken a valuation of the likely residential provision and would recommend that
LBB undertake this exercise to enable greater certainty of value.

The opportunities this option creates are:

« Strong street presence;

* New visible entrance to park and site facilities;

» Co-location of medical centre/library offers support educationally and to children’s centre;
» Community access provided to all facilities and a community ‘heart’ formed;

* No loss of MOL,;

* Possible incorporation of small retail/café facilities;

« Limited residential development a possibility.

The disadvantages/risks associated with this option are:
* Negotiation required with PCT;

+ Possible planning restrictions to proposed residential;
* Volatile property market;

* Probable two-storey primary school.

4.2 Option 2

13
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4.2 Option 2
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4.3 OPTION 3 - SUMMARY

Provision of a two form entry primary school with 52 place children’s centre, co-located with
a library and pool and gym.

This option examines the scheme with the medical centre remaining in its current location and the
impact on the development as a whole.

The main disadvantage of this option is that no significant street presence is obtained at the main
junction of Brunswick Park Road and Osidge Lane. Furthermore, provision of a through route would
be unlikely, thus not addressing the present security problems identified and possibly causing
additional traffic congestion.

Whilst the provision of the swimming pool and gym co-located with the primary school is an
advantage educationally, there is a significantly reduced impression of being at the ‘heart of the
community’ with the development having reduced public visibility of the pool or library facilities.

We would also note that this arrangement is unlikely to allow the benefit of any residential
development, as access and size of site to the front will be a disadvantage, and locating residential
units adjacent a school or swimming pool is generally considered inappropriate.

The benefit of this scheme is that it does negate the cost of relocating the medical centre and all the
negotiations that may entail, whilst providing land sale receipts from both the Hampden Way and
Church Farm site.

The opportunities this option creates are:

* New visible entrance to park and site facilities;

* Probable single storey school;

* No loss of MOL;

* No negotiation with PCT required;

* Possible incorporation of small retail/café facilities.

The disadvantages/risks associated with this option are:

* No ‘street presence’ for the facilities from the main (northern) junction;

* Ineffective use of space;

« Cul-de-sac arrangement generates potential poor vehicular access and general security issues;
* Residential development options unlikely.

4.3 Option 3
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4.4 OPTION 4 - SUMMARY

Provision of a two form entry primary school with 52 place children’s centre, co-located with
a library.

This option examines leaving both the medical centre and swimming pool in their current location
and the impact on the scheme as a whole.

The main disadvantage of this option is that no significant street presence is obtained at the main
junction and the provision of a through road unlikely, along with the associated traffic issues and
security problems

We would also note that the swimming pool would still be remote from the school and not perceived
to be in the heart of the community. This option would also not address the current dilapidated
condition of the swimming pool facility, and clearly no gym would be provided.

However, this arrangement may allow the benefit of some residential development, although as
previously noted, access and size of site to the front will be a disadvantage. The location of
residential units on top/adjacent to the library maybe a possibility, although in view of the size, is
unlikely to be economically viable.

Again the benefit of this scheme is that it does negate the cost of relocating the medical centre and
all the negotiations that may entail, whilst providing some land sale receipts from the Hampden Way
site.

The opportunities this option creates are:

* New visible entrance to park and site facilities;

* Least expensive option;

* No loss of MOL;

* No negotiation with PCT required;

* Probable single storey school with some phasing and temporary accommodation.

The risks associated with this option are:

* No ‘street presence’ for the facilities from the main (northern) junction;

« Cul-de-sac arrangement generates potential poor vehicular access and general security issues;
* Ineffective use of space;

« Swimming pool remote from school and community;

* Dilapidated condition of swimming pool not addressed;

* Residential development options unlikely.

4.4 Option 4

19
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Appendix X1: Additional Site Information
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Route options from train & tube stations to the site (N14 5DU)

Site

. Site

O Train Station

Tube Station

Public Transport Access

Details Information

1. From Arnos Grove Tube station to the site (10mins )

2. From New Southgate train station to the site ( 13mins )

Hew Suulhyale Slalivn Averaye

| start ITakc the Route Susz 282 towards joumay tima:
Southgate 10 mins

() Nsidn= |inrary Average
4 Walk 2o h14 5DU Joumey tme:
2 mins
prray FECETEN,

3. From Southgate tube station to the site (20mins )

Scuzhgata S:atior Bucas cwvary:

! =l | Take the Routz Bus 125 towarcs 10 mins
St.varys Av Collega Temrzcz Hax journey

time: 17 mins

() Osicge Library Average
4 Walk bn N14 571 journay time:
3 mins

E N14 DU

4. From Oakleigh train station to the site (27mins)

Caldeigh Park Average
IEI Walk to Mld 50U jourmey lines
j,‘ 37 mine
N14 50U

end
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Public Transport Accessibility Level (PTAL)

Brunswick Park Primary School Site
has an estimated PTAL of 2
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Statutory Development Plan (extract)

Metropolitan Open Land

Specific Proposal Site

Site of Borough Importance
for Nature Conservation
Metropolitan Walk

Gree\\n Chains

Road Network - tier2

Road Network - tier3
Site
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Existing School Site Boundary

: Site Boundary Gross School Site Area : 12320m2
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Appendix X2: Site Pictures
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Site Views
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Site Views

Northern View
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Site Views

Eastern View
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Site Views

Southern View
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Site Views

Western View
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Appendix X3: Initial Options
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Option 1
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Option 2
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Option 3
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Option 4
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Draft Massing
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Appendix X4: Sketches, References
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Appendix X5: Landscape Textures
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Trees

Alnus Glutinosa ‘Laciniata’ - Alder

Betula utilis ‘Jermyns’ - Birch

Carpinus betulus 'Fastigata’ — Hornbeam
Castanea sativa — Sweet Chestnut
Fraxinus ornus - Manna Ash

Quercus rubra — Red Oak

Sorbus aucuparia ‘Cardinal Royal' — Mountain Ash

Materials

Tarmac roads

Granite kerbs

Resin bound gravel paths

Granite setts to pedestrian areas

600 x 600 mm Natural sandstone aggregate concrete slabs
450x450 Sandstone slabs

Granite sett edging in filled with Addastone TP porous resin to
treepits

Street Furniture
Woodscape FSC very durable hardwood
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Retaining timber walls

Surface materials

Seating for existing tree

Planting

Timber bollards Trees
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Appendix X6: Draft Layouts
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Library

Library / Health Centre and Potential Housing Layout
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Appendix X7: Schedule of Accommodation
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Brunswick Park

Schedule of Accommodation

03.11.2008

SUMMARY

2 FE Primary School 2313 | GIA
Children Centre 494 | GIA
Swimming Pool 898 | GIA
Library 348 | GIA
Health Centre 505.60 | GIA
TOTAL 4558 | GIA
Housing (8 Units) 737 GIA
External spaces 3,970 NET
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[Fopiipiaces 420 puplE
Number of d asses 14 dagsas
Forms of and 2 FE JMI
o of rooms  tobal area (m2) |mote
basic tesching
recEpton class 2 132
infant dassbhase 4 240
unior dassbase g 430
=peciakist prackoal
foodiscience/DAT
foodiscience/DET i 38
ICT/ group reom: (no. of computers)
ICT suite: (vo. of compiters) (300 L]
hialls
muain hial| (s d for dining) i 230
smiall hall 1 g0
learring resources aress
Library resounce centre 1 40
smiall group room ($ENco) 1 12
rmiall g roup rooms 3 7
TOTAL TEACHING AREA 1247
staff and sdmin.
head's officedneetng room 1 16
seniorman agment ofices 1 g
st firoom i T0|allows for sharing with Children Centre
gen eral office 1 14
sick bay (adiaoen) i 3
enran ceteception i 5
copierbeprographics E
SEN therap yl room 1 12
interview/social senvices 1 8
storage
class storage (reception) i L
class storage (infant and junior) 12 18
specialist sores 3 24
PE store (adjacentto hall)y 1 12
PE st0re (external) i 4
non-desching storage
central swek i g
cloaking omaAun o box sorage 42
dining chairkable swore (no. o f sigings) (3) 16
smginglappliance swre i E
COMIMUNity store 1 4
Caretakens Mantenanoe sTone i 7
clean er's swre 3 4.5
TOTAL HET AREA 1643
nonenet ares
kitchen (ll-sendce) i 77
SErEny g
toilets [and personal care)
recepiontoiets 3 12
other pupils todets L11]
accessible pilletzhygiene Bulites 16
saffwilets 20|allow s for sharing with Children Centre
g ation 349
plant [incl. server) 48
partitions 78
TOTAL GROSS AREA 2313

3chedule of Accommodation 2 FE Primary School
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Schedule of Accommodation Children Centre

Places | 52 |
no. of total area t
rooms (m2) note
Main activity rooms
babies room 1 30
toddlers room 1 45
creche 1 55
Three to Four room 3 150
staff and admin.
officefreception 1 10
staff room OfShared with Primary School
entrance lobby 1 =
parents roor f meeting 1 14
storage
main rooms stores 5 15
non-teaching storage
bulk store 1 7
bugay park 1 4
TOTAL NET AREA 335
non-net area
baby kitchen (milk...) 1 8
toilets (and personal care)
nappy changing 1 8
children sanitary areas 5 25
staff toilets 10{changing shared with Primary School
subtotal 380
circulation / partitions / services 30% 114
plant {(incl. server) 0|Shared with Primary School
TOTAL GROSS AREA 494
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Schedule of Accommodation Pool & Gym

no. of total area note
rooms (m2)
Main activity rooms
pool area 1 500]|10 x 25 bassin +3m strip all round
gym 1 100
staff and admin.
officefreception 1 15(incl. tea point
entrance lobby 1 5
storage
stores 2 25
TOTAL NET AREA 645
Changing and Sanitary Areas
hale f Female 2 80|incl. DDA changing
staff 2 30
subtotal 755
circulation / partitions / services 15% 113.25
plant (incl. server) 1 30
TOTAL GROSS AREA 898
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no. of

total area

rooms (m2) note
Main activity rooms
library shelving area 1 160
reading / study Area 3 75|incl. tea point
staff and admin.
office/reception 1 15|incl. tea point
entrance lobby 1 5
storage
store 1 25
TOTAL NET AREA 280
Sanitary Areas
Male / Female 15
staff 10
subtotal 305
circulation / partitions / services 10% 305
plant (incl. server) i 12
TOTAL GROSS AREA 348

Schedule of Accommodation Library
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note: areas includes partitions

unit area | aly | area

Draft lobby 400 7 400
Reception desk 7.80 1 7.50
Reception office space 10,00 1 10,00
Records store and office 16.00 1 16.00
Baby buggy & pushchair area 6,00 1 .00
Waiting area 35.00 1 35.00
Imte rview roorm 8.00 1 g.00
Play ares 7.80 1 7.50
PatientsW0C 280 2 5.00
W Disabled 5.00 1 5.00
Cleaners room a5 1 3.680
Consulting-examination rooms 156.00 4 E0.00
GP trainer room 16,80 1 16.50
GP trainee room 16,80 1 16,50
Nurse consulting room 16.00 2 30.00
Treatment room 16,50 1 16.50
Dirty utility a0 1 9.00
Clean utility 8.0 1 9.00
Practice manager 16.00 1 16.00
General Admin (4desks) 20.00 1 20.00
Sererroom .00 1 E.00
Storage 15.00 1 15.00
Meeting Room 20 1 20.00
Library/resource raom 10 1 10.00
Staff Rest Room 14 1 15.00
Staff WG 2.80 4 10.00
Staff showers ] 1 £.00
Staff Lockers 7.00 1 7.00
Disposal area EB.00 1 EB.00

TOTAL 395.00
Net allowance 395.00
28% Engineering and circulation 110.50
TOTAL 505.60

Schedule of Accommodation Health Centre
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no. of

Units NIA|note
1B2P 2 111.2
2B4P 3 2208
3B6P 2 188.5
4BTP 1] 1202
subtotal 8 640.7
circulation / partitions / 15% 96.1
TOTAL GROSS AREA 736.8

Schedule of Accommodation Housing
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Schedule of Accommodation External spaces
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Appendix X8: LB Barnet Planning Brief
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Draft Planning Brief Brunswick Park School

6.3

6.4

6.5

6.6

Type of Planning Application(s)

The Council considers that proposals for the redevelopment of the enlarged
school should be the subject of detalled planning applications. Outline
planning applications will not be acceptable.

Supporting Information

Each planning application wil need to be supported by the following
information:

J a Planning Statement;

. a Design and Access Statement;

. a Flood Risk Assessment;

. an Energy and Sustainability Statement;

. a Transport Assessment;

. a Sunlight and Daylight Assessment;

. a Tree Survey, in accordance with BS 5837:1991 'Guide for trees in
relation to construction’; and

. a Construction and traffic management Method Statement, setting out
how potential adverse noise, air pollution and traffic impacts are to be
minimised during demalition and construction phases.

Environmental Impact Assessment

Depending on the nature and scale of the proposals, prospective applicants
will be encouraged to seek a screening opinion from the Council, under the
provisions of the Town and Country (Environmental Impact Assessment)
(England and Wales) Regulations 1999, to determine whether an
Environmental Impact Assessment is required.

Planning Obligations (S106 Agreements)

In accordance with Government guidance, UDP Policy IMP1 and the
Council's SPD on Planning Obligations (September 2006) the Council will
seek planning obligations/contributions to secure high quality sustainable
development. The planning obligations/contributions will need to take
account of the nature and scale of the proposals, but may include:
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