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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.

1.0  Vision
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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 
been inserted 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.

2.0  Introduction
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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.

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;

• Also refer to Appendix X7 Schedule of Accommodation.

2.9 Key Drivers:

• Provision of expanded and co-located educational facilities to enhance educational opportunities in line with LBB’s and 
national policies;

• Provide new ‘social centre’ for community use of various facilities;

• Provide new ‘focal point’ for community activity;

• Re-provide the facilities required in each option, taking advantage of co-location:

– Minimise phasing or disruption to the provision of existing facilities;

– Maximise flexibility within the proposal, for progressive development over time;

– Minimise impact of site constraints.

This site provides the opportunity to create an exciting mixed use public hub combining both internal and external facilities 
easily accessible by the local community. The potential for sharing spaces between services would allow for all age groups to 
use the new hub throughout the week and create a new focus for the area.

Semi private Green Space

Private Green Space

Residential

Community /  Public facilities

Public Open Space

School Buildings

2.0  Introduction
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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 II, 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 III 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.

3.0  Executive Summary

Draft View (Day)

General Massing (Option 2)

Draft View (Night)
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4.1  Option 1
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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
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4.2  Option 2
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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
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4.2  Option 2
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4.3  Option 3
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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
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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
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Appendix X1: Additional Site Information
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Public Transport Access

Route options from train & tube  stations to the site (N14 5DU)

Site

Site Train Station Tube Station

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

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

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

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

Details Information
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Public Transport Accessibility Level (PTAL)

Site

Brunswick Park Primary School Site

has an estimated PTAL of 2
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Statutory Development Plan (extract)

Road Network - tier3

Road Network – tier2

Gree\\n Chains

Metropolitan Walk

Site of Borough Importance

for Nature Conservation

Specific Proposal Site

Metropolitan Open Land

Site
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Existing School Site Boundary

Gross School Site Area : 12320m2Site Boundary
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Existing Library And Health Centre Boundary

Gross Library And Health Centre Site Area : 3904m2Site Boundary
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Appendix X2: Site Pictures
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Northern View

Site Views
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Eastern View

Site Views
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Southern View

Site Views
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Western View

Site Views
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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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Primary School Children Centre Health Centre Library Pool Gym
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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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Surface materials

Planting

TreesTimber bollards

Seating for existing tree

Retaining timber walls
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Appendix X6: Draft Layouts
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Primary School / Children Centre Layout
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Library / Health Centre and Potential Housing Layout

Library Health Centre
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Pool / Gym Draft Layout
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Appendix X7: Schedule of Accommodation
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NET3,970External spaces

GIA737Housing (8 Units)

GIA4558TOTAL

GIA505.60Health Centre

GIA348Library

GIA898Swimming Pool

GIA494Children Centre

GIA23132 FE Primary School

SUMMARY

03.11.2008

Schedule of Accommodation

Brunswick Park
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Schedule of Accommodation 2 FE Primary School
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Schedule of Accommodation Children Centre
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Schedule of Accommodation Pool & Gym
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Schedule of Accommodation Library
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Schedule of Accommodation Health Centre
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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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