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1 Executive Summary

The Estate and context

The Tybalds Estate is located in the Bloomsbury
area of London within 500m of Holborn and Russell
Square underground stations. The estate is located
just to the south of Great Ormond Street Hospital
and near to Queens Square. The estate comprises
360 homes in 9 blocks, of which 309 homes in 8
blocks are included within the application site for the
regeneration proposals. The estate is on the edge
of the Bloomsbury Conservation Area and near to
anumber of listed buildings. The character of the
estate is quite different from its surroundings as
much of it does not have a traditional street network
with frontage development.

The existing blocks are all post-war buildings
constructed of brick and concrete and between

5 and 14 storeys in height. The blocks within the
application site are: Chancellors Court, Babington
Court, Blemundsbury, Windmill, Devonshire,
Springwater, Richbell and Falcon. Few of the
existing buildings have level (wheelchair or buggy)
access and many of them have access and entrance
arrangements that would benefit from improvement.

The open areas around the blocks vary in quality.
There are a few well used and attractive spaces but
much of this area is of poor quality, dominated by
poor quality tarmac, are poorly defined and unclear
in terms of links and routes. In this way large areas
of the estate do not function as part of the wider
street network.

Consultation with residents

The Council started talking to residents about ideas for
the regeneration of the estate in the summer of 2011. The
current project team was appointed in early 2012.

Over the past year a number of consultation events,
workshops and meetings have been held to talk to residents
both from the estate but also from the surrounding area.
The purpose of these events has been to understand
residents aspirations and concerns.

The majority of these events took place during early summer
2012 and during September and October 2012 in the lead up
to this planning application. A developers forum presentation
was held in early January 2013.

The proposals

The principal idea behind the organisation of the
regeneration proposals is to reconnect the estate with the
surrounding area and to respond more sensitively to the
historic context and setting for the estate. This includes
new frontage development and a clearer hierarchy of open
spaces and streets.

The proposals include:

B Providing 93 new homes, these will be in new buildings,
and side, rooftop and underbuild extensions to existing
blocks.

B significantly improved public realm, landscape and open
spaces within and around the estate. This includes
reorganised vehicular access with the creation of a
new street, and shared surface areas that make a more
attractive and useable setting for the existing and new
estate buildings.

B improved entrance arrangements, bin storage and
other storage for existing blocks on the estate. This will
include a new stair and lift access for Devonshire Court,
new entrances for Chancellors and Babington Courts,
and new improved entrance arrangements for all other
blocks.

B Improvements to the two existing community spaces
on the estate. Overall there will be a 21% increase in
community floorspace.

B Replacement improved facilities for caretakers.

B Replacement storage facilities for residents in the
currently unused basement of Windmill.

m Otherimprovements to existing blocks in terms of new
brick overcladding and insulation to replace the grey
corrugated metal cladding added 20 or 30 years ago to
the ends of a number of blocks and staircases.

B Anew boiler system for the whole estate in the form
of new combined heat and power plant (CHP) in the
basement of one of the new blocks. This new system is
designed provide more efficient power and heat to estate
residents.

The application does not propose the demolition or
redevelopment of any existing homes on the estate. The
only changes to existing units are some alterations to homes
at the southern ends of Springwater and Falcon blocks.

The proposals will be delivered in 4 phases and will take
around 4-5 years to complete. The Council will do their
upmost to minimise disruption to existing residents during
this time.
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New affordable homes that are created will be subject to
alocal lettings policy which will give residents in housing
need on the Tybalds Estate and those affected by the
development the priority for new accommodation, then
priority to other existing social tenants and then to those in
the surrounding area.

Details of the new homes

The scheme has been designed to maximise the amount of
affordable housing that can be delivered in a part of London
where this can be difficult to achieve. The new affordable
homes are to be funded in part by the delivery of a limited
amount of new private homes on the estate. Some of the
funding will also come from private homes as part of another
Council project at Parker Street.

The new homes will:

B Meet lifetime homes criteria that seek to ensure that the
homes meet a range of needs over time.

B 11 (12%) of the new homes will be wheelchair units.

B Achieve code for sustainable homes level 4, which will
make sure that they are very energy efficient to live in and
use.

B All of the homes will have private amenity space in the
form of a balcony, garden or terrace.

B over 50% of the new social rented homes will have 3 or 4
bedrooms and will therefore help meet the need for new
family housing in this location.

The landscape and open space proposals

The proposals for the substantial open areas on the site are
to provide significant improvements appropriate to each
space, its use and activity. The site is well located near to a
number of existing parks, squares, gardens, children’s play
spaces and other open space facilities.

The proposals focus on increasing the usability and quality
of open areas within the site. The proposals include an
increase of around 12% of useable open space.

The proposals for the open areas around the site include:

B The main open spaces around Chancellors and
Babington Court will be organised around a new multi
functional square, surrounded by new tree planting.

B Anew shared surface route will create a new street
around this space, with the car parking rearranged along
this street.

B The Orde Hall Street play area will be retained and
improved.

B Anew courtyard between the existing Blemundsbury
block and a new block of family homes will be created.

B Therose garden between Windmill and Blemundsbury
will be retained and improved where necessary,
particularly by providing level access along this route.

B Anew enclosed landscaped courtyard will be created
between the existing Devonshire Court and a new block
of homes.

B The courtyard between Richbell, Springwater and
Boswell House will be upgraded in accordance with the
outcome of discussions with residents.

B The courtyard behind Falcon will be re landscaped and
improved with level access.

B The Alf Garret play space to the north of Falcon is outside
of the application site and is already a high quality play
space. If required this can be further improved as part of
the proposals as off site works.

The benefits of the proposals

B 93 new homes, of which 68 will be affordable homes.
B Increased areas of community space.

B Significant improvements to the open areas and open
space within and around the estate.

B Improvements to the entrances, bin storage, other
storage, and over-cladding of a number of existing
buildings within the estate.

B A contribution to the Council’'s Community Investment
Strategy (CIP) that will be used to improve a range of
housing, community facilities and schools within the
borough.

The six areas that make up the
proposals

The page opposite shows the six areas that are set out in

the proposals. The detail of the proposals for each area are
provided in section 5 of the design and access statement.
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Area 1: Main Square and Mews

This area sits around the 14 storey
blocks of Chancellors and Babington
Court, to the south of houses on Great
Ormond Street and to the west of Orde
Hall Street.

The proposals:
+ 9 new two and three storey homes

* Public realm and landscape
improvermants inchuding a naw
urban square, new tres planting
and rearranged parking and access
arrangements.

* Mew antrance porches to Chancellars

and Babington Court with level access
to the biocks litts

Area 3: Devonshire Court

This area is focussed on and to the
rear of the 5 storey Devonshire Court
which fronts onto Boswell Street.
The proposals:

+ 7 new homesina new block to the rear
af Denvanshire Court

+ 2 new homes at roof level above
Devonshire Court

* Naw staircasa with lift access shared
batwaen the existing and new block

* A new semi-private landscaped
courtyard including cycle parking and
bin storage

= |mproved appearance to the back
of retail units in the ground flioor of

Devanshire Court

Area 6: Falcon

This area includes the 7 storey Falcon

block and the courtyard space to the

rear.

The proposals:

* Y new homes in washroom extensions -
and at roof top level

* Courtyard and landscaping
improvameants

* |mproved and upgraded community
space

CTIRAAL DS NOVERMBER 20116

Area 2: Blemundsbury

This area is focussed on the 10 storay
Blemundsbury Court.

The proposals:

+ 16 new homes in a two and three storey block
ta the north of Blemundsbury and near to
Orde Hall Street

+ 16 new homeas Inwashroom extensions,
overouilds (rooftop), and as underbuilds
(lower ground)

* |mprovements and recrganisation of the
community space

+ New enfrances including secure bin storage,

cycls storage and courtyard space
* New CHP plant at bassmeant level of the new
block

= New overcladding of the ends of
Blemundsbury and the staircase towers

' :I'his area incluﬂas; stcrayﬁndmiil
The proposals:

+ B naw homes as an extension of the existing
unused washrooms at the eastern end of the block

+ Improved entrance arrangements at the wastern
and, including bin storage and cycle faciliies

Jie Replacement storage for residents on the estate
as whale in the currently unusaed basemeant of the
block

This area includes the 6 storey Richbell

and Springwater blocks and the courtyard
they share between them.

The proposals:

* 13 new homes in a new seven storey
building to the south of Richbell

* 6 new homes at roofiop and lower ground
level in Richbell

* 5 new homes as a side extension or roof
lop development at Springwater

* Courtyard improvements including new
planting and paving

* Replacement carataker facilities balow
Springwater

Tybalds Estate Regeneration 501 Planning, Designand Access Staterment Ray B
g



] Contents

Executive Summary 2 3.8 Landscape strategy 6.5 Private amenity space 115
lay and recreation 141
The Estate and context 2 (play ) 6.6 Existing and proposed trees 116
3.9 Landscape proposals 43
Consultation with residents 2 pe prop 6.7 Biodiversity and roofs 118
310 A ht destri d
The proposals 2 pproac 0 pedestan an 6.8 Secured by Design 120
vehicular movement 44
The benefits of the proposals 2 6.9 Lifetime Homes 122
l prop 3.11 Provision of open space 45 et
The six areas that make up the proposals 2 6.10 Accessibility: Wheelchair accessible housing 123
4 Scheme Scope and Content 50
. P 6.11 Energy and sustainability strategy 124
1 Introduction 6
41 Useandamount o0 612 Initial Phasing / delivery strate 125
1.1 Background to the proposals 6 ' 9 Y 9
5 Desi |
1.2 The scope and content of es_lgrl proposals 7 Planning Statement 128
, o (Buildings and Landscape) 57
the planning application 8 A .
, 71 Application proposals overview 128
1.3 Navigating the planning application 10 51 Architectural Proposals o7
' gating P 94pp , 7.2 Planning Policy Considerations 128
- 5.2 Area 1: Main Square,
1.4 The project team 11 , 5 ; . .
Mews Housing and New Entrances 58 7.3  Planning Guidance relevant to this application 128
2 The Existing Site and Estate Context 14 5.3 Areaz: 7.4 The acceptability of the proposed
Bl dsb 64 idential 128
2.1 The site and surrounding area 14 emuUnAsbUry residentiatuse
4 A : 7. Provisi f aff le housi 1
2.2 The Estate: Site analysis and constraints 15 ° reas ) ° rovision of affordable housing 50
Devonshire Court 74 . ; .
— 7.6 Residential Extensions 130
2.3 The application development areas 55 Arcad:
and their character 19 Windmil 80 7.7 Design 130
7.8  Car parking and transport 131
3 Overall Urban Design Approach 56 Areab: P 9 P
and Scheme Development 24 Springwater and Richbell 86 7.9 Inclusive Access 132
3.1  Design development 24 5.7 Area®: Falcon 96 710 Open Space 132
3.2 Working with residents and neighbours 27 5.8 Materials & details strategy: Buildings 102 711 Play Space 132
3.3 Consultation outcomes 30 5.9 Materials and details strategy: Landscape 107 712 Impact on heritage assets 133
4 [tati ith local authorit 713 Provisi f ity faciliti 1
3 Consultation \.Nl oca Iau ority and 6 Technical Studies 110 3 Provision of community facilities 33
statutory bodies (overview) 32 . ;
- - 714  Environmental issues 133
— 6.1 Vehicle movement and car parking 110
3.5 Application proposals 33 . . A
, 715 Delivery and planning obligations 135
6.2 Cycle Parking and Storage 112
3.6 Scale of development (overall) 34 - -
: : 716 Conclusions and key benefits 135
; — 6.3 Refuse, recycling and collection strategy 113
3.7 Architectural response to the existing estate
and context 36 6.4  Play and Recreation 114

Tibbalds Planning & Urban Design
19 Maltings Place

169 Tower Bridge Road

London SE1 3JB

Telephone
020 7089 2121
Facsimile

020 7089 2120

mail@tibbalds.co.uk
www.tibbalds.co.uk



TTEEiY
taan A MR E YT

BTN 97 5V T
L

i . - A ]
ELEE LU T4 - ; L

WELTHL D141 | Z




1 1 Introduction

1.1 Background to the proposals

This Planning, Design and Access Statement has been
prepared by Tibbalds Planning and Urban Design, Avanti
Architects, Duggan Morris Architects, Mae Architects

and Camlins Landscape Architects on behalf of London
Borough of Camden (LBC) (the applicant). It supports the
Planning and Conservation Area Consent Application for the
regeneration of the Tybalds Estate.

The Tybalds Estate is located within the Bloomsbury area of
Central London within the Holborn and Covent Garden Ward
of the London Borough of Camden. The estate comprises

a range of post-war social housing blocks and sits across
Boswell Street and New North Street. The blocks within the
estate that are included within this application site are as
follows:

m Chancellors Court
B Babington Court
® Devonshire Court
B Blemundsbury

m Windmill

B Springwater

m Richbell

m Falcon

As shown on the plan opposite the estate is bounded by
Great Ormond Street to the north, Orde Hall Street and
Harpur Street to the east, Theobalds Road to the south and
Old Gloucester Street to the west. There is a group of older
buildings which front onto New North Street that do not
form part of the site itself although they are surrounded by
it. The estate sits across a series of linked urban blocks that
also include other housing, offices and small scale retail and
business uses.

Like many post war developments, the Tybalds Estate had
its historical street pattern replaced with large slab blocks
and other smaller concrete framed buildings set in open
space. At the time this would have been part of a grand
vision for a new way of living but today the spaces and areas
around the buildings are mostly poorly laid out and much in
need of improvement. These buildings provide little activity
at street level, fail to enclose or define the surrounding space,

or create a strong sense of ownership. The landscaping
consists of some play spaces, a rose garden, some small
disjointed green spaces and large areas of concrete and
tarmac, with a proportion of this being allocated to parking,
much of which is under used. The estate currently includes
a total of 360 homes, 309 of which are in the application site
area for this planning application.

The regeneration project at Tybalds Estate

In 2011 the Council identified the Tybalds Estate as an area
that could benefit from regeneration as part of the Council’s
Community Investment Programme (CIP). The CIP is along-
term investment programme bringing together a range of
work focussed on ensuring best use of the Council’s assets
to improve, shape and transform key places and services
within Camden, whilst simultaneously addressing a critical
capital funding gap.

In the spring of 2011 the Council commissioned an
architectural feasibility study which looked at the ability of
the site to deliver high quality mixed tenure housing and
landscape improvements without needing to demolish or
redevelop any of the existing homes. A number of options
came out of the feasibility study and these options were
presented to residents at a staffed public exhibition in the
summer of 2011. This process led to a number of resident-
led objectives being developed for the regeneration project
which have helped to shape and inform the scheme as it has
progressed. These objectives can be summarised as:

B To create a mixture of new affordable and private homes,
without the need for demolition.

B To provide opportunities for existing, overcrowded and
under occupied, local households to move to more
suitable new homes within their community.

B To design a distinctive, secure and attractive Tybalds
Estate.

Tibbalds Planning and Urban Design and a multi-disciplinary
team were appointed by the Council in December 2011 to
take the regeneration strategy forward. Over the Spring

of 2012 a range of more in depth technical studies were
undertaken in order to establish the development potential of
the estate and further test the technical and financial viability
of the development options. This information alongside

the consultation responses to the initial development
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options from the feasibility study, and discussions with
working group of residents from the estate and the TRA,
and representatives from the surrounding area, were used
to inform a competition design brief for the selection of
architects and landscape architects to take the proposals
forward to detailed design stages.

Six architectural practices were invited to compete for two
separate architectural lots and three landscape architecture
firms were invited to tender for the landscape and public
realm improvements across the estate.

Following a competition process that included residents on
the selection panel Avanti Architects were selected for the
areas of the estate where additions and conversions are
being made to existing buildings. Duggan Morris Architects
and Mae Architects were selected to work in collaboration
on the new build elements of the estate focussed around
the existing tower blocks of Babington and Chancellors.
Camlins Landscape Architects were selected for the
landscape and public realm element of the works across the
estate.

Since the appointment of the design team a high level of
engagement with residents on the estate and its neighbours
has taken place. The feedback and discussions that

have taken place with residents have shaped the scheme
that is now put forward for planning permission. Detailed
descriptions of the outcomes of consultation and the various
events that have taken place are described in more detail
later in this document (in section 3) and within the pre-
application consultation statement (SD17).

How the application proposals relate to the existing
estate

There are 8 different existing buildings on the estate that
are within the application site and each of the buildings is
different. However, the buildings do have things in common
in that they nearly all have a lower ground level that is not
always well used and does not currently contain residential
accommodation, they vary in height from 6 to 14 storeys
although each of them is broadly consistent across the roof
level, and whilst all of them contain lifts in nearly all cases
there is a half flight of steps to get to the lift lobby area which
makes level access problematic for residents. The spaces
around the buildings are all very different. These variations
mean that a number of different approaches to new

buildings, extensions and conversions is needed to address
the specific locations and issues on site, as well as ensuring
that these interventions work well in terms of overall urban
design strategy.

The types of intervention that make up the proposals are:

m New build blocks of residential accommodation which
will be located within some of the currently underused
and poorer quality areas around the estate. This includes
new mews houses, terraces of new homes, and small
blocks of flats.

m Conversion and extension of existing blocks of homes on
the estate. The project aims to create new affordable and
mixed tenure housing by making better use of the spaces
within and around existing buildings. Specifically the
proposals take the form of:

- Conversion and extension of existing washrooms into
residential accommodation. Some of the existing
blocks on the estate (Blemundsbury, Windmill
and Falcon) contain washroom facilities on each
floor which date back to when the buildings were
constructed and communal laundry facilities were
provided for residents. These are spaces that are
currently not used and are too small to be converted
into residential accommodation on their own without
further extension. These extensions also provide the
opportunity to remodel the ground floor entrances to
these blocks meaning improved access arrangements
and better refuse / recycling storage.

- Rooftop additions - light weight rooftop structures are
proposed to some existing blocks (Blemundsbury,
Springwater, Richbell, Devonshire Court and Falcon)
where the impact on existing residents would be
within acceptable limits and the structure of the
existing buildings are able to take an additional storey
of development.

- Conversion of lower ground floor areas to residential
accommodation. Where high quality residential
accommodation can be achieved, currently
underused lower ground floor areas are proposed to
be converted into residential accommodation.

- Alterations to some of the existing flats where they are
most affected by the new proposals. This includes
some remodelling and small amounts of additional
floorspace.
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B Improved and expanded community facilities, broadly in
the same location as they are now in the lower ground
floors of Blemundsbury and Falcon, but improved and
with an overall increase in size between the new facilities

B Improved access arrangements and entrances for some
of the blocks, where this is achievable within the scope of
the regeneration. Specifically Babington and Chancellors
Court are to have new entrances with level access to the
lifts, and Devonshire Court is to have a new staircase and
lift access for the first time. As part of the new access
arrangements many of the blocks will have internal bin
stores and additional cycle parking, over and above that
required for the new dwellings.

B Improved open spaces, play facilities, public realm,
CCTV, lighting, signage, car parking, security and
communal gardens/courtyards.

B Relocated and improved caretakers facilities in the lower
ground floor of Springwater.

m Anew Combined heat and power (CHP) system for the
estate as a whole, to be located in the basement of the
new block adjacent to Blemundsbury.

Maximising the delivery of affordable housing

The Tybalds Estate offers an opportunity to deliver a
significant amount of high quality affordable homes in an
area of central London where this can be difficult to achieve.
The new affordable homes and other improvements on the
estate are to be funded from a proportion of new private
homes as part of these proposals and also with funding from
new private homes that will take place as part of another
Council-led scheme at Parker House in Covent Garden. By
putting the two schemes together the Council are able to
deliver a significant amount of additional affordable housing
than if each was treated as a separate scheme.

©TIBBALDS NOVEMBER 2016

Tybalds Estate project principles

In order to help ensure that residents who live on and
around the Tybalds Estate feel confident about the
delivery of the regeneration proposals the following
commitments have been made by the Council

1) New affordable housing will be subject to a
local lettings policy, which will give residents in
housing need on the Tybalds Estate and those
affected by the development the priority for new
accommodation and then priority residents in the
wider area.

2) The full extent of the landscape scheme set out
in the application proposals, including improved
lighting, CCTV and play provision, will be
delivered alongside the proposals for new mixed
tenure residential buildings.

3) The Council will involve residents in the selection
and interview of contractors to help ensure that
concerns about disruption, noise and access
are addressed from the outset, this involvement
will be maintained throughout the construction
programme.

4) Wherever possible the community spaces will
remain operational throughout the construction
and delivery programme. Detailed proposals and
phasing for these spaces will be discussed and
agreed with the TA and other representatives in
advance.

5) The Council will continue to support the working
group throughout the construction process and to
help ensure that residents are regularly and well
consulted on the construction proposals.
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1.2 The scope and content of the
planning application

The full description of development for the Planning and
Conservation Area Consent Application is:

“Construction of mixed development to provide 93
units of new mixed tenure residential (Class C3);
alterations to existing dwellings and entrances; 249
sqm of new/replacement community facilities (Class
D1); an energy centre, refuse, cycle and caretakers
facilities and associated landscape and public realm
improvement works including enhanced children’s
play. The provision of a new internal access road
and the reorganisation of car parking within the site
and surrounding area.”

The planning application for Tybalds Estate regeneration
proposes a range of interventions and new development

as part of a comprehensive scheme of improvements and
new homes. The different parts of the scheme are linked
together in terms of the mix and tenure of the different types
of housing across the different blocks, the way the open
spaces, play facilities and car parking is arranged, and

also in terms of the proposal for a new combined heat and
power (CHP) system for the estate as a whole. In addition
the viability of the scheme, to deliver these new affordable
homes, and the improvements to the existing estate is based
on the scheme as a whole coming forward as part of a
phased programme of development. For these reasons the
regeneration scheme is submitted as one comprehensive
planning application for the proposals as a whole.

For the purposes of talking to residents and in order to
differentiate the different parts of the scheme, the proposal
is divided into 6 areas. Much of this planning design and
access statement is arranged around these six areas so that
residents and neighbours can look at the different parts of
the proposals separately and can submit comments to the
planning department in relation to specific areas or blocks.
The way this document relates to different parts of the site is
explained in section 1.3.

The submission of this planning application is the
culmination of 9 month design and pre-application process.

The Planning, Design and Access Statement

This Planning, Design and Access Statement is one
of 17 documents in support of this application. It provides
alongside this introduction and background:

B Section 2 The site context, including a description of the
site itself and the surrounding area and site analysis.

B Section 3 Describes the urban design approach that has
been taken towards the estate as a whole. Including the
approach towards:

- pedestrian and vehicular movement

- play and recreation

- landscape and open space

- heritage

- scale of development and impact on key views
- working with residents and neighbours

- consultaiton with the local authority and statutory
bodies

m Section 4 Describes the content of the scheme in
relation to:
- the proposed land uses and site layout

- the quantum of each proposed use and a detailed
accommodation schedule

- housing design standards

- improvements to the existing estate

B Section 5 The architectural proposals for each
development area.

B Section 6 Detailed technical studies outlining the
approach towards:
- Vehicular access and car parking
- Cycle parking and storage
- Refuse, recycling and collection strategy
- Formal recreation and play strategy
- Tree and planting strategy
- Green/brown roofs and biodiversity
- Secure By Design
- Lifetime homes
- Wheelchair accessible housing

Tybalds Estate Regeneration SD1 Planning, Design and Access Statement Rev B
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- Sunlight and daylight
- Energy and sustainability strategy

- Initial phasing and delivery strategy

B Section 7 A planning statement addressing the planning
considerations and merits of the application in relation
to current and emerging planning policy, including a
concluding statement which summarises the planning
merits of the scheme.

Content of the planning application

B The Planning and Conservation Area Consent
Application forms. land ownership and agricultural
holdings certificates

B Council Own Development Planning Application form

B Community Infrastructure Levy Planning Application
Additional Information Requirement form

B The planning fee

B The application drawings:

- 5357 /4.1 /001 Site location plan 1:1250 @ A3

- 12026-PL-00-DM-101 Demolition Plan - Ground Floor
1:250 @ At

- 12026-PL-00-DM-102 Demolition Plan - Typical Upper
Floor 1:250 @ A1

- 12026-PL-00-GA-101 Existing Lower Ground Floor
Level 1:300 @ A1

- 12026-PL-00-GA-102 Existing Upper Ground Floor
Level 1:300 @ A1

- 12026-PL-00-GA-103 Existing Typical Upper Floor
1:300 @ A1

- 12026-PL-0A-GA-201 GA Layout Area 02+04 - Lower
Ground 1:200 @ A1

- 12026-PL-0A-GA-202 GA Layout Area 02+04 -
Ground 1:200 @ A1

- 12026-PL-0A-GA-203 GA Layout Area 02+04 -
Intermediate Floor 1:200 @ At

- 12026-PL-0A-GA-204 GA Layout Area 02+04 - Roof
Extension 1:200 @ A1

- 12026-PL-0A-GA-205 GA Layout Area 02+04 - Roof
1:200 @ A1

12026-PL-0B-GA-201 GA Layout Area 05+06 - Lower
Ground 1:200 @ A1

12026-PL-0B-GA-202 GA Layout Area 05+06 -
Ground 1:200 @ A1

12026-PL-0B-GA-203 GA Layout Area 05+06 -
Intermediate Floor 1:200 @ A1

12026-PL-0B-GA-204 GA Layout Area 05+06 - Roof
Extension 1:200 @ At

12026-PL-0B-GA-205 GA Layout Area 05+06 - Roof
1:200 @ A1

12026-PL-02-GA-301 Blemundsbury - Lower Ground
1:100 @ A1

12026-PL-02-GA-302 Blemundsbury - Ground
1:100 @ A1

12026-PL-02-GA-303 Blemundsbury - 1st + 10th
Floor 1:100 @ A1

12026-PL-02-GA-304 Blemundsbury - Roof 1:100
@Al

12026-PL-03-GA-301 Devonshire - 5th Floor + Roof
1:100 @ Al

12026-PL-04-GA-301 Windmill - Lower Ground 1:100
@ Al

12026-PL-04-GA-302 Windmill - Ground 1:100 @
Al

12026-PL-04-GA-303 Windmill - 1st + 6th Floor 1:100
@Al

12026-PL-04-GA-304 Windmill - Roof1:100 @ A1

12026-PL-5A-GA-301 Richbell - Lower Ground 1:100
@ Al

12026-PL-5A-GA-302 Richbell - Ground 1:100 @ A1

12026-PL-5A-GA-303 Richbell - 1st + 7th Floor 1:100
@Al

12026-PL-5A-GA-304 Richbell - Roof 1:100 @ A1

12026-PL-5B-GA-301 Springwater - Lower Ground
1:100 @ A1

12026-PL-5B-GA-302 Springwater - Ground 1:100 @
Al

12026-PL-5B-GA-303 Springwater - 1st + 7th Floor
1:100 @ A1

12026-PL-5B-GA-304 Springwater - Roof 1:100 @ Al
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12026-PL-6A-GA-301 Falcon - Lower Ground 1:100
@Al

12026-PL-6A-GA-302 Falcon - Ground 1:100 @ A1
12026-PL-6A-GA-303 Falcon - 1st + 7th Floor 1:100
@Al

12026-PL-6A-GA-304 Falcon - Roof 1:100 @ Al
12026-PL-00-SE-001 Site Cross Section AA’ + BB’
1:200 @ At

12026-PL-00-SE-002 Site Cross Section CC’ 1:200
@Al

12026-PL-02-EL-201 Blemundsbury - SE + SW
Elevations 1:200 @ A1

12026-PL-02-EL-202 Blemundsbury - NW + NE
Elevations 1:200 @ A1

12026-PL-02-EL-203 Blemundsbury - Sample
Elevation - Roof Extension 1:xxx @ Al
12026-PL-02-EL-204 Blemundsbury - Sample
Elevation - Side Extension 1:xxx @ Al
12026-PL-02-EL-205 Blemundsbury - Sample
Elevation - Concrete Panel 1:xxx @ Al
12026-PL-03-EL-201 Devonshire - West + East
Elevations 1:200 @ A1

12026-PL-04-EL-201 Windmill - SE + SW + NW
Elevations 1:200 @ A1

12026-PL-04-EL-202 Windmill - Sample Elevation -
Entrance 1:200 @ At

12026-PL-5A-EL-201 Richbell - SW + SE + NE
Elevations 1:200 @ A1

12026-PL-5B-EL-201 Springwater - NE + SE + SW
Elevations 1:200 @ A1

12026-PL-6A-EL-201 Falcon - SW + NW + NE
Elevations 1:200 @ A1

12026-PL-02-ELX-201 Existing Blemundsbury - SE +
SW Elevations 1:200 @ At

12026-PL-02-ELX-202 Existing Blemundsbury - NW +
NE Elevations 1:200 @ A1

12026-PL-03-ELX-201 Existing Devonshire - West +
East Elevations 1:200 @ A1

12026-PL-04-ELX-201 Existing Windmill - SE + SW +
NW Elevations 1:200 @ Al
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12026-PL-04-ELX-202 Existing Windmill - Sample
Elevation - Entrance- 1:xxx @ Al

12026-PL-5A-ELX-201 Existing Richbell - SW + SE +
NE Elevations 1:200 @ Al

12026-PL-5B-ELX-201 Existing Springwater - NE + SE
+ SW Elevations 1:200 @ A1

12026-PL-6A-ELX-201 Existing Falcon - SW + NW +
NE Elevations 1:200 @ A1

12026-PL-00-SK-001 Areas 4-6 Refuse strategy plan
1:200 @ A1

12026-PL-00-SK-002 Areas 4-6 Cycle parking plan
1:200 @ A1

001 Existing GA of Areas 1-3 1:250 @ A1

002 Existing GA of Areas 1-3 with proposed
demolition 1:250 @ A1

010 Proposed GA of Areas 1-3 1:250 @ A1

011 Proposed Roof Plan of Areas 1-3 1:250 @ Al
012 Proposed Refuse Scheme 1:250 @ A1

013 Proposed Bicycle Scheme 1:250 @ Al

040 Existing North Elevation 1:100 @ At

041 Existing East Elevation 1:100 @ A1

042 Existing South Elevation 1:100 @ A1

043 Existing Orde Hall Street (East) Elevation 1:100 @
Al

050 Proposed North Elevation 1:100 @ A1
051 Proposed East Elevation 1:100 @ Al
052 Proposed South Elevation 1:100 @ Al

053 Proposed Orde Hall Street (East) Elevation 1:100
@Al

Z1 020 Existing Tower GF, TF, Section, Elevation 1:100
@Al

Z1 030 Proposed Tower GF, TF, Section, Elevation
1:100 @ A1

Z1 031 Eastern Mews Houses Ground Floor 1:100 @
Al

Z1 032 Eastern Mews Houses First Floor 1:100 @ Al

Z1 033 Eastern Mews Houses Second Floor 1:100 @
Al

Z1 034 Eastern Mews Houses Roof 1:100 @ Al

Z1 035 Western Mews Houses Ground Floor 1:100 @
Al

Z1 036 Western Mews Houses First Floor 1:100 @ A1
Z1 037 Western Mews Houses Roof 1:100 @ Al

Z1 050 Eastern Mews Houses East 1:100 @ A1

Z1 051 Eastern Mews Houses South 1:100 @ A1

Z1 052 Eastern Mews Houses Sides 1:100 @ A1

Z1 053 Eastern Mews Houses North 1:100 @ A1

Z1 054 Western Mews Houses South 1:100 @ A1

Z1 055 Western Mews Houses Sides 1:100 @ A1

Z1 070 Eastern Mews Houses A-A 1:100 @ A1

Z1 080 Mews Houses detailed Elevation / Section 1:50
@ Al

Z2 030 Blemundsbury Ground Floor 1:100 @ A1
Z2 031 Blemundsbury First Floor 1:100 @ A1

Z2 032 Blemundsbury Second Floor 1:100 @ A1
Z2 033 Blemundsbury Roof 1:100 @ A1

Z2 034 Blemundsbury Basement 1:100 @ Al
Z2 050 Blemundsbury North 1:100 @ A1

Z2 051 Blemundsbury East 1:100 @ A1

Z2 052 Blemundsbury South 1:100 @ Al

Z2 053 Blemundsbury West 1:100 @ A1

Z2 054 Blemundsbury West (Courtyard View) 1:100 @
Al

Z2 070 Blemundsbury A-A 1:100 @ A1
Z2 071 Blemundsbury B-B, C-C 1:100 @ Al

Z2 080 Blemundsbury detailed Elevation / Section
1:20@ A1

B The following supporting documents (SD)

SD1 (volume 1): Planning, Design and Access
Statement prepared by Tlbbalds Planning and Urban
Design, Avanti Architects, Duggan Morris Architects,
Mae Architects and Camlins Landscape Architects.
SD1 (Volume 2): Planning application drawings.

SD2: Archaeological Statement prepared by CgMS.
SD3: Heritage statement prepared by Tlbbalds
Planning and Urban Design.

SD4 Air Quality Assessment prepared by Campbell
Reith.

SD5 Biodiversity Survey and Report prepared by
Middlemarch Environmental.

SD6 Energy Statement prepared by TGA and Tibbalds
Planning and Urban Design.

SD7 Sustainability Statement (including CfSH pre-
assessment) prepared by TGA and Tibbalds Planning
and Urban Design.

SD8 Flood Risk Assessment prepared by Campbell
Reith.

SD9 Land Quality Statement prepared by Campbell
Reith.

SD10 Sunlight and Daylight Assessment prepared by
Rights of Light Surveyors.

SD11 Ambient Noise Assessment prepared by
Campbell Reith.

SD12 Transport Assessment prepared by Campbell
Reith.

SD13 Tree Survey prepared by Middlemarch
Environmental Ltd.

SD14 Arboricultural Statement prepared by
Middlemarch Environmental Ltd.

SD15 Outline Construction and Environmental
Management Plan prepared by Campbell Reith.
SD16 Basement Impact Assessment prepared by
Campbell Reith.

SD17 Pre-Application Consultation Statement
prepared by Tibbalds Planning and Urban Design and
London Borough of Camden.

Tybalds Estate Regeneration SD1 Planning, Design and Access Statement Rev B

9



_————
1.3 Navigating the planning
application

The Tybalds estate is a large area that stretches across
many different streets and building typologies. The project
team have endeavoured to make the planning application
as simple to navigate as possible. For these purposes the
estate has been splitinto 6 different development areas.

The 6 development areas are as follows (shown on the
adjacent diagram):

® Area 1: Main square including Babington and
Changellor's Court

Area 2: Blemundsbury and the spaces that surround it
Arsa 3; Devonshire Court
Area 4 Windmill

Area 5: Richbell and Springwater buildings and the
communal courtyard

m Area 6 Falcon and the communal courtyard off Boswell
Street

Whilst these six development areas form one planning
application section 5 will of this document will describe the
proposals for each development areain turn. In order to
assist with navigation, locators appear along the edge of the
right-hand-side page, identifying which area is being referred
to,

Tybalds Estate Regeneration 301 Flanning, Desion and Access Siatement Rev B
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Throughout Section 5, locators indicate which area is being referred to, These are shown
fo the right of the page with the current area highlighted.

Area 1:
Main Square
and Mews

R
e
'f.f"’__,‘ ;
S\t

Area 2:
Blemundabury

Saht ol
Arsa 3:
Duvansihira Court

Araa 5:
Richbell and

Springwater
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1.4 The projectteam
The principal project team is as follows:

Lead consultant, design managemsent. urban design and
planning consultant: Tibbalds Planning and Urban Design

Project management, employers agent and cost consultant:
Kirn Sangster Associates

Architects:
Avanti Architects,

Duggan Morris Architects and Mae Architects in
collaboration

Landscape architects: Camlins Landscape Architects

Enginzers (highways, structures, ground conditions and
flooding): Campbell Reith

Services, M&E and energy: TGA Engineers

Other specialist consultants providing supporting reports
are:

Sunlight and daylight: Rights to Light consultants
Archaeclogy: CgMSs

Ecology: Middlemarch Environmental

L1
W™ -

Agrial photograph of the Tybalds Estate and its surrounding contest
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1 2 The Existing Site and Estate Context

-
@B Fields
| ‘ "
2.1 The site and surrounding area .

The surrounding context

The Tybalds Estate is located in the Bloomsbury area of
central London close to:

m the specialist shopping area of Lamb's Conduit Street;
m Russell Square and the underground station;

m the shops, leisure facilities and restaurants of Brunswick
Place;

m the children's play facilities at Coram's Flelds; and
m Great Ormond Street Hospital,

The area around the site is mixed and contains a wide range
of residential. retail, office, community and associated uses.
The site area contains few obvious through routes although
is used by residents and people that work inthe area as a
cut through from Theobalds Road to the hospitals around
Clueen’s Square and Great Ormond Street.

Lincoln's Inn
Fields

.
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2.2 The Estate: Site analysis and
constraints

The estate has been analysed from an urban design
perspective. The analysis helps toinform the design
process by ensuring a thorough understanding of how the

Vehicular movement

Currently vehicular access lo the estale is provided via a
number of locations and there are no clear through routes
across the site area. Access points to the estate serve
discrete parking areas that are not interconnected.

Residents’ parking is currently provided within the estate in

estate currently works is the basis for the development
proposals. The following section describes the estate under
the following headings:

three principle areas, the parking courl behind Windmill, the
parking court to the north of Blemundsbury, and the parking
area to the north of Boswell. Asmall number of spaces are
provided in the parking courts immediately to the south of
Richt:ell and Falcon,

m Existing pedestrian movement

m Existing vehicular movernent
Al present there are 114 Eslate Parking Permil Spaces
within the estate, of which 75 are allocaled Wo existing
residents. The under-use of the car park areas means that
large parts of the open areas of the estate are dominated by

m Existing relationship between buildings and spaces

B Heritage and historic development

= - hardstanding and tamac,
Padestrian movement
The existing pedestian access and routes through the i o 0
estate are set out in the diagram opposite and indicate that Existing padestrian movemant 1rl'|rr:.ugh the astata
there are many routes available between and around all
of the residential blocks currently. The principal routes are €= Fodesrianised oot
those around the urban block as a whole along Boswell —  Fadesitian sooess points
Road, Great Crmond Street, Old Gloucester Street and Pt :,f’ p;f?:;n';:lllarzﬂﬁ
[r F]
ThecbaldsRoad. | Seoondary pedestian
PO
Of the existing routes through the estate there are two e b . b — el NV AR e B
principal routes that are used by residents and workers o i i Eobi) 9 VEeuErarcess ana p.arkmg e

from the area. These are the route between Boswell Street

throwugh the estate to Orde Hall Street via the footpath to the

South of Blemundsbury and Dombey Street. The second o

key route being from Barbon Close through to New Morth

Street and Theobalds Road in order o provide access lo —
-

Prierary vishioular route

Sacondary vehioular route

Bacondary vehicular routs
fane way)

Acroiiss (tartiary vahiaalar roule

Tertrary vehioular route
(o way]

Arobss to parking
Etate parking parrmit spaces

the principal public transport nodes. The gate that leads
to Barbon Close from the estate is currently welded shut
althoughit is understood through talking Lo residents that

this route is still used and that peogle climb over the fence. Ciher parking areas
within estate boundary

The regenaration project providas the opportunity to
rationalise the routes through and around the estate with an
aim to establish a clear herarchy of routes,

m

5 NOVEMBER 2016 Tybalds Estate Regeneration 5001 Planning, Design and Acoess Statamiant Rey
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Relationship between buildings and spaces

At present much of the open area around the northern part
of the estate is poorly overlooked, Many of the open spaces
around the estate are surrounded by the backs of buildings
which adds to a sense of insecurity and lack of function of
these open areas.

There are a number of different types of open area within
the estate. These are generally defined by the relationship
they have with the buildings that surround them. Broadly
speaking there are three types of space:

m FPrivate residential courtyards at Richbell/Springwater
and Falcon. These spaces are private and secure with
the potential to be greatly improved. The spaces arg
reascnably well-proportioned but currently are very ‘hard’
with poor quality surfacing and little or no planting.

m Spaces that are well-used and liked. These spaces
generally are in parts of the estate that experience more
foottall or are better overlooked, There are two spaces
that fall into this category on the estate;

- the Crde Hall Street play area. This space is well
overlooked by the terraces of Orde Hall Street and
containg anumber of frees.

= the rose garden between Blemundsbury and Windmill
blocks. This area is well-cared for and is a pleasant
green space. The path that runs through the space
links New North Street to Harpur Street and Dombey
Street beyond is well used meaning that the space is
activated and feels safe and secure,

- onthe boundary of the estate there is also the Alf
Barrett play area and outdoor gym, these areas are
popular and well used. Whilst not experiencing direct
overlooking these are located on Cld Gloucester
Street which experiences goad levels of footfall,
making the space feel secure,

m The other open areas around the estate are mainly
focused on the space which the two tower blocks
sit within, This space is poorly defined with very little
overlooking. Whilst some of these spaces are used at
present they are of a poor quality and could be vastly
improved.

Tybalds Estate Regeneration S0 FPlanning, Design and Access Statemant Rev B
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within whole area
around Babington and
Chancelior’s Court

Well proportioned, pleasant
existing green space

—— Site boundary vmms Blank, inactive frontage
| Private residential courtyards - Active frontage at
; ground fioor
Well-proportioned i _
green courtyard E W Actve pedestrian route
e thintelo = iobe neRISd.
quality open space

P Euiding entrances
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Historic development

The historic pattern of development has been a key influence
on the torm of the architectural proposals submitted with this
application. The form of the estate has changed over time
with the most significant change to the wrban structure being
post war construction of the lwo lowers and slab blocks of
Blermundsbury and Windmill during the 1950's / 1960's. The
diagrarms below describe how the urban form of the estate
has changed over time in further detail.

s g ep
W cark

il

i el LR R
i i

L3

M & thear iregmeame o5 wed 83 out -
buiidings Bcing courtyards & aleys

Townlhousing & larmcas Boing shost

Commmaretsdl & gt Dok
Frorn Ttite 198, dary 200 cenlury

Ensmmnibia of immices on Onde Hall St
o e kate 194, earty 200 caniuny

Entete toasing 1950z siaba)

Eatater houiaing (19602 owers)

Masterpian 2015

HEE & 2m »

1799 - 1818 1916

B Clear layoul & separation of terraces & mews
houses

B Clear block structure with stronger variation in
building typologies & heights

B Strong sense of encloswre in *Omond Mews” B New large 19/20th century structures &

m Two public entries on to “Ormond Mews" aulteigings denstly blocks

through Barbon & Ormond Close B Gardens are buill onin many cases
Boswell Close layoul very similar Lo modern B Fragmentalion of dear order /interplay of
clay layout lerraces & mews, for instance on

Separate internal courlyard for mews sitingin-~ ®  New North Street / Boswell Close
placeighourent Chcle Hl SURCLbOUd 5098 oo e i Shaat et bosh setabiiaiied THs

as reference for Play Ground Square)
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gpace possesses enfrance buildings &
symmetrical positioning of gaps

1952 - 1954

Minor war damage, however further demolition
after the war

Construction of glabs, in case of Lot 2:
Blermundsbury & Windmill

Gaps in formally continuous Crmond mews
tacade

Rear of Orde Hall Street terrace faces onto
main space

Orcle Hall Street stillintact, entrance building
on north & south end still existent

Terraces in place of Devonshire Court stil
existent

1965 - 1968
B Deamoliion of west side of Orde Hall Streeat

m Construction of towers Babington &
Chancellors Court

B Construction of Devonshire Court

® [Demdition of all mews houses, except on

2013 Masterplan

B Regenerale the space on the base of his historic

struciure

B Presence of lowers and slabs cannol be
neglected

m Creation of new frontages into former space of

Ormond Mews

Barbon Close

B Some back walls of mews remain as garden
walls 1o structures on Greal

m Ormond Street and Boswell Close

m The closed space Ormond Close no longer
axists, but is substituted by an open layout with
largety undefined outdoor spaces & faced by
backs of neighbouring structures

Tybalds Estate Regeneration =0 Planning, Design and Acceas Statamant Fay B
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Heritage

The Tybalds Estate in its current form was built following
the second world war, in three phases, the southern part in
1949 designed by Hening and Chitty, with Babington and
Chancellor’'s Court in 1958 and Devonshire Court in 1962.

None of the buildings within the Tybalds Estate are listed as
being of special architectural and historic interest. However
there are many listed buildings in the surrounding area, and a
number in the immediate vicinity of the estate.

The Bloomsbury Conservation Area adjoins the estate
boundary and overlaps it in places along the northern
boundary, on Old Gloucester Street, on Boswell Street and
around Boswell Court.

The Bloomsbury Conservation Area is identified as an
internationally significant example of town planning, with

its original street layout of formal landscaped squares and
an interrelated grid of streets, with townhouses arranged in
terraces, to create distinctive repeated grain to large parts
of the area, which remains a dominant characteristic of the
area. To the rear of townhouses are mews type properties,
typically modest 2 storey buildings with large openings on
the ground floor, with timber doors and smaller windows
above. Today the original settlement pattern is combined
with the influence of major institutional uses in the area, such
as Great Ormond Street Hospital, which have expanded
over time.

The buildings of Tybalds Estate fall outside the boundary
of the Conservation Area, with the exception of Devonshire
Court, Boswell House and part of Springwater, which are
included within the boundary. The estate spaces that fall
within the Conservation Area are those associated with
Devonshire Court and Boswell House, the Alf Barratt
Playground and a planted area to the north of Babington
Court.

Picture of children’s Jubilee party in Orde Hall Street, 1935. The picture shows the original Dombey Street looking from West to East (standing in what is now the rose garden)
two-sided terraced street

Dombey Street looking to the west (standing in what would now be the rose garden), in the

Picture of original corner of Dombey Street and Orde Hall Street corne
distance is Bedford House next to Richbell /Springwater 1ot 'd v '

Tybalds Estate Regeneration SD1 Planning, Design and Access Statement Rev B ©TIBBALDS NOVEMBER 2016
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2.3 The application development
areas and their character

The existing estate does not have one homogenous
character but rather contains a variety of building typologies
arranged in different relationships with the spaces and
streets around them. For the purposes of this planning
application the estate has been divided into 6 different areas.
The areas mainly focus on one building or building typology
and are as follows:

B Area 1: Main square including Babington and
Chancellor’s Court

B Area 2: Blemundsbury and the spaces that surround it

B Area 3: Devonshire Court

B Area4: Windmill

B Area 5: Richbell and Springwater buildings and the
communal courtyard

B Area 6: Falcon and the communal courtyard off Boswell
Street

The following sections describe the existing urban character
of each development area and architectural features of the
existing buildings.

D Bloomsbury Conservation Area

B Listed buildings

£ A Buildings which make a

- i positive contribution J

Plan showing the Bloomsbury Conservation Area boundary, listed buildings and buildings which make a positive contribution to the
area

©TIBBALDS NOVEMBER 2016 Tybalds Estate Regeneration SD1 Planning, Design and Access Statement Rev B
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See page 58 for the detailed proposals for Area 1

o See page 64 for the detailed proposals for Area 2

.ﬁu:ru - . .-.

Main Square Blemundabury
and Mews

Areal: Area 2:

The main space and Chancellor's and Eabington Court Blamundsbury

This area is dominated by the 14 storey tower blocks
Chancellor's and Babington Court, The large open area
around these blocks is poorly defined and contains a range
of under used pram sheds, storage sheds, low walls and
railings. The area is dominated by a numbser of parking
areas, including two areas of highways land that are fenced
off from the main space located at Barbon Close and
Ormond Close. Buildings surround this part of the site,
usually with poor or no overlooking and lead 1o a sense of
inactivity and lack of positive definition. The large central
space is currently used as a kick about space for children
butis of poor guality with the surface uneven and areas of
underused grass which are poorly defined. The Orde Hall
sireet naturalistic play area is well used and provides visual
amenity to residents of Orde Hall Street, Chancellors Court,
Blemundsbury and also to the rear of Great Ormond Street

properties.

Locationof Area 1

This area consists of the large 11 storey (including lower
ground level), deck access slab block of Blemundsbury.
The majority of this blocks” habitable rooms are located
on the southemn side of the block with an outlook over the
attractive garden space and rose garden o the south of the
block, The block is accessed via bwo main enlrances at
the east and west ends of the building, Individual flats are
accessed from a deck on the northemn side of the building.
The western end of the block contains currently unused
washroom spaces at each lavel. There is an exisling TRA
hall at the lower ground floor of the building. The lower
ground floor also contains some storage facilities and
caretakers accommodation,

The open space to the north of the building is dominated
by alarge ramped structure which currently containg some
underused parking spaces. Thereis also a ramped access
to the lower ground floor level, this does not meet current
standards for accessibility for wheelchair users.

Location of Area 2

3
5
i1
1
i
|
|

1- The matural play area on Orde Hall Street, This
is awell-used play faciity that provides visual
amenily 1o surrounding residents.,

2- Existing ramped access and service area to
the lower ground floor level of Blemundsbury to
the north of the bullding.

1- View of the south facade of Blemundshbury as
seen from the path which runs through the rose
garden.

2- The two towers of Babington and Chancelior's
Court as seen from Orde Hall Straet,

5- Eastern and of Blemundsbury as seen from
Crde Hall Strest / Dombey Strest.

e St ="

foe s o e L R B ]
4- Entrance from Orde Hall Strest adjacent 1o
further extarnal waste storage. Approachis
blocked by kerb and level change.

3- View of the south end of Blamundsbury
with cramped main entrance 1o right and bins
everspiling outsida bullding due to lack of
ground floor storage area.

4- The main open area between the two towers,
This space is currantly dominated by poor quality
hard-surfacing and underusaed grass areas.

Tybalds Estate Regeneration 3501 Flanning, Design and Accass Statement Rav B STRIEALDE NOVEMAER 018
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= seepage 74 for the detailed proposals for Area 3 =4 \+| Seepage80 for the datailed proposals for Area 4

e J -
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Area 3: Area 4:

Devonshire Court Windmill

This area consists of the existing Devonshire Courl building
and the spaces that surround it. Devonshire Courtisa
predominantly residential block that has some small retail
units at ground floor level which front onto Boswell Street.
There is a covered pedestrian route which leads through
from Boswell Street to New Morth Streel. Access to the
Block is currently via a staircore close to the pedestrian route
and the building currently has no lift access. The majority
of the residenfial accommaodation at Devonshirg Court is
studio apartments aparl from the top two floors which are
maisonettes.

This area consists of the 8 storey (including basement),

deck access slab block of Windmill. This blocks sits

within the same alignment and was built at the same time

as Blemundsbury. The block is currently accessed from
western end, The block also containg unusad washrooms at
the western end,

| e N

i \’)j NN %ﬁ* "

-

The open spaces surrounding the estate consist of the rose
garden area that sits between Blemundsbury and Windmill,
The rose garden is a well-maintained and pleasant space
that is of value to existing residents. Within this space

there is also a small community garden at the eastern used
for growing food. The path through this space is used
frequently as short cut from New Morth Street to Harpur

The public realm surrounding the back of Devonshire is of
a poor quality with the back wall of the shops forming the

boundary at ground floor. The space is currently used as Street and Dombey Street and helps to activate this space Location of Area 4
a car park although the spaces are currently underused. and make it feel secure. To the south of the block isa

There is currently no overlooking of this space and it has Camden estate parking area which sits between Windmil

been known to be an area that has suffered from anti-social and the office block that fronts onto Theobalds Road. This

behaviour. areais also used as a recycling centre for Windmill

1- View along Boswell Street showing 2- The existing space to the rear of Devonshire 1- Planted area and estate parking area between  2- View from Windmill looking over the rosa 3- Community garden area o the eastern end

Devonshire Court on the right, The lower ground  Court is dominated by car parking areas at Wincimill and the office block that fronts onto garden towards Blemundsbury. of the open space between Blemundsbury and
fioor houses a number of small ratail units, prasent. Theobalds Road. Windmill (leoking towards Windmill).

R

5= View of the spaces around Chancelior's Court
and Devonshire Court as seen from the deck
access of Blemundsbury, demaonstrating the
darnination of hard standing and parking areas
within these spaces.

3- Pedestrian walkway from Boswell Street 4- Thera is currently no overlooking of the 4- View from New North Street with car park and - Mo SnNGCa togelharwWah swiubs slorge: E‘:,I ulﬁ\; fron‘:ENev:ancjrjh 5-11rea1 AN sang
o Mew North Street, The existing stair core existing parking area at ground floor level. The recycling bins in foreground. HIUSECWashIoOm barconies.
currently protrudes into this space on the left. wall is dominated by rear access arrangements

1o the retail units at ground floor,
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g See page 86 for the detailed proposals for Area 5

Area:
Richbell and

Springwater

Area 6
Falean

=\ See page 96 for the detailed proposals for Area 6

Areab:
Richbell, Springwater and Boswell House

This area consists of the 8 storey blocks of Springwater and
Richball which form two sides of a central courtyard, This is
accessed from New Morth Street to the east via a ramped
areaimmediately to the south of Springwater. The entrance
from Boswell Street tol he west is via a larger car parking
area to the south of Richbell. Springwater has a washroom
element at the southern end similar to other blocks. Both
blocks have large areas of overcladding in corrugated metal,

The courtyard consists of a large tarmac space with some
shrub planting and complicated ramped access which is not
to current standards.

Locationof Area 5

2- View showing entrance to Springwaler from
Mew Morth Strest

3- View showing entrance to Richbell from
Boswell Street

. 1 = [ ? o | f —
4- View of Richbell frorm Boswedl Straat B Vieww within existi

Area 6:
Falcon

The Falcon block consists of a 2" shaped 8 storey element
with deck access. The main entrance from Old Gloucester
Street is to the north of the building, where thereis a
washroom block similar to other buildings in the estate. A
TRA hall and storage is located in the lower ground floor.

The courtyard to the sast adjacent to Boswell Street consists
ofalarge hard surface area with split levels and five existing
trees along the street frontage. The site suffers from a lack of
wheelchair gradient ramped access.

Location of Araa 6

1- View looking south across play area showing
narth elevation of Falzon

4- View of Falcon entrance from Old Gloucestar
Straat with washrooms behind

2 Viewr of courtyard looking towards storage
and TRA hall at lower ground.

5- View within courtyard looking south

3- View of courtyard boundary from Boswall
Streat

ng courlyard showimg ramps  B- Springwater entrance area
ard stairs
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| 3 Overall Urban Design Approach and Scheme Development

|
3.1 Design development

Competition process

Tibbalds Planning and Urban Design were appointed as
lead consultants for the regeneration of the Tybalds Estate
in January 2012. The initial work involved a review of the
2011 feasibility study options and residents feedback in
order to prepare a brief for an architectural and landscape
architecture design competition.

The design briefs included an estate wide urban design
framework diagram (shown adjacent) which was formulated
based on the options and consultation feedback from

the feasibility study and outlined a number of key design
principles to guide the architectural proposals. These
included:

B A new coordinating route for the northern part of the
estate that should tie together the existing and proposed
buildings and give them a street address.

B Anew central space at the heart of the estate, between
Babington and Chancellor’s Court, providing a main
focus for the estate as a whole.

B Retention of all existing residential buildings.

B Exploration of the development potential of all underused
spaces around the estate, including within and around
existing buildings and low quality open areas.

Due to the complex nature of the project the estate was split
into two architectural ‘lots’ in order to select two different
firms of architects for the work. Following an initial pre-
qualification questionnaire three firms were invited to tender
for each architectural lot (six firms in total) and three firms

of landscape architects for the public realm and landscape
works via a design competition.

The competition entries were displayed in the TRA hall at
Blemundsbury and representatives of each firm alongside
officers and other members of the team were present to
answer questions from residents. Residents were invited to
complete a feedback form commenting on each proposal
and a summary of the responses was collated and used by
the selection panel to help assess the proposals.

Emergency escape from
existing buildings on Great
Ormond Street to be S
retained A

Q
52
QO \)P?S//

e .
Possible new. o !
. e ©
circulation coreto o
servenew blockand

replace existing Sta ak
core of Devonshire 5N

Court e
or & Car park retained at
S ground floor
0 10 :

Competition stage urban design framework diagram setting out the
strategy for the distribution of new buildings and open space on the estate
at that stage

|:| Site boundary
| Existing play area (to be retained)
" Replacement play area
. Electricity sub-station
Potential for new central public

space/square
Possible public realm improvements

The competition brief invited firms to present their ideas
for the site and an initial architectural approach to some of
the areas of development. The landscape brief was similar

in nature, asking for initial thoughts for the public realm ] Areas being explored for possible
approach for the estate and initial design proposals for one new homes
of the spaces. The selected design team began working on =% Keypedestrianroutes
th iectin J /July 2012 Possible loop road
€ projectin June/july ) [ Hidden homes opportunity

(washrooms)

. Hidden homes washroom building
extensions (broad location)
Opportunity for supporting non-
residential uses ground floor

r 1 Hidden homes opportunity for new
development at roof level

2
2
S \)P?Sc

Se

pO
20
o"é‘*&%
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Site boundary

Lot 1 conversions (existing
buildings)

Lot 1 additions

Lot 2 new build housing

The split between Lot 1 and Lot 2 for the architects appointment.

How can you get invedved?
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Introduction board to competition stage exhibition
explaining to residents how they can get involved and
comment on the schemes
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Lot 1 winning competition entry

Avanti Architects were selected to take forward the detailed
extension and conversion proposals for the existing
buildings. They were selected for their architectural
approach towards these areas and for their expertise in
dealing with existing buildings.

bt L

{}Camden [Ross '--.I. EC

Lot 2 winning competition entry

Duggan Morris Architects and Mae Architects were
selected to work in collaboration on the new build elements
of the project. They were selected for their urban design
approach to the area and their sensitive understanding and
interpretation of the estate and surrounding area.

©TIBBALDS NOVEMBER 2016
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Lot 3 Landscape Architecture: winning competition
entry

Camling Landscape Architects were selected for the
landscape architecture and public realm improvement works
for the scheme. They ware selected for their approach to
the open spaces and their proposals for working closely with
residents.

BOARD 1

Tybalck Fstate Regeneration, Lonon Berough of Caimeden. Tencier Subanisson v Landicaqe Aschieciure Senvices
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Post competition masterplan

Thewinning competitionentry for Lot 2, the area around the
northern part of the estate had interrogated the framework
plan as part of thelr design process. The competition entry
removed the proposal to recreats a frontage onto Orde Hall
Streel where the current natural play area is located, The
architects highlighted the valus of this space as providing
abreathing space between the terraces of Orde Hall sireet
and the two tall towers. The space is well overlooked and
consultation with residents highlighted to the team the value
that the play area has to existing residents.

The winning scharme also made changes Lo the new build
block at Devonshire Court, The competition entry showed
that this part of the site could take an increase in height

al this localion in order 1o tis in with the heights of the
neighbouring buildings.

Al this stage the project team took the decision to rermove
the Orde Hall street block from the masterplan and to further
investigate opportunities at Devonshire Court,
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|
3.2 Working with residents and

neighbours

Ahigh level of engagement with residents of the estate and
neighbouring residents has taken place throughout the
project. Consultation events have taken a variety of formats
including focused workshops for different development
areas and buildings of the estate and a number of sessions
focused on the landscape proposals. Staffed public
exhibitions have been regularly held on the estate and the
project team have regularly met with the Tybalds Estate TRA
and the surrounding residents group.

Feedback from residents has been key in shaping the
proposals that are put forward for planning permission. The
key milestones and events are outlined over the next pages
and are explained in further detail in the pre-application
consultation document (SD17).

The main focus of consultation events has been to :
B Keep residents informed of the current proposals

B Gauge residents views and priorities on certain key
aspects of the design including:
- design and function of main central space
- desires and aspirations for the courtyard spaces

- location and scale of certain blocks

B Gain general feedback on the scheme

©TIBBALDS NOVEMBER 2016

Public consultation event 1: Meet the architects and information gathering -
17th July 2012

Once the design team were selected an introductory workshop was arranged so
that residents could meet the architects and landscape architects and so that the
winning team could gauge an understanding of residents key issues and concerns
from the outset of the competition.

The winning competition proposals were displayed for any residents that hadn’t
been able to see them at the competition stage and a series of boards were put
together for each area which aimed to find out more information from residents.
Members of the team discussed with residents what they liked about the estate
and existing buildings and what they felt could be improved.

Have your say on the emerging proposals
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Introductory board to residents explaining the
progress to date and how residents can express
their views.

Sample board asking residents what they like and think could be
improved around the estate.

Public consultation event 2: Main square workshop street party - 23rd
August 2012

During the summer a number of events were held in the open spaces around

the estate to find out from residents what their aspirations were for the new
landscaped areas. The team engaged with more of the children and young people
on the estate through these workshops.

Focussed workshops were also held in the courtyard spaces at Richbell and
Springwater and also at Falcon to further understand residents aspirations for
these spaces.

6. DESIGN IDEAS PLEASE?

L RACAN SRS EE T gy ﬂﬂll‘hdlﬁ
At the landscape workshop a variety of methods were used to gather
information. The hand out above was used to get residents and
children on the estate to draw and colour in what they would like to
see in the open spaces.

Photos from the street paty held in the main central
space

Tybalds Estate Regeneration SD1 Planning, Design and Access Statement Rev B

27



Public consultation event 3: public exhibition - 26th and
27th September 2012

DEVELOPMENT OF NEW BUILD

OPEN SPACE PLAN

mmmmmﬁ:;‘mamwﬁ- L
A design progress exhibition was held after the summer to CyTRSTR MR K it ——
update residents on progress made since the first exhibition. S e e —
The proposals were displayed in a variety of ways including e e

rawings and a large physical model. Members of the . R
design team and officers from the housing department were NI e e - -
available to answer questions and talk residents through the i SR
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Phiysical modal used to explain proposals to residents
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Statutory consultation in the lead up to committee
approval - 18th October - 16th November

In the lead up to the business case for the project being
presented to committee for approval, a leaflet was sent

to residents of the estate detailing the proposals for the
whoale estate with a detailed insert that was specific to the
development area that they live in. Hesidents were senta
feedback form with the leafiet that they could return to the
council, the leaflets also cutlined the Local Lettings policy for
the estate and had space for residents to inform officers of
their housing need.

The main leaflet is shown adjacent and the inserts for each
development area are shown overleaf,

During the statutory consultation period a number of events
were also held to engage residents with the proposals:

Clder persons workshop
Bengali focus group session
Blemundsbury workshop
Falcon focussed session

Online and postal survey

Door knocking

Other meetings and presentations

Since January 2012 the project team have met regularly with
the Tybalds Estate Tenants and Residents Association (TRA)
and also with the residents of the surrounding area - the
MNeighbours Group.

Cansultation has been key in shaping the proposals and the
changes that have been made as a result of engaging with
residents and the local authority are outlined over the next
pages.

The project team have an aspiration to retain close contact
with residents of the estate as the project moves onto
salection of contractors and construction.

CTIRAAL DS NMOVEMDER 20116
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_ 1
3.3 Consultation outcomes

As a rasult of the extensive consultation and technical
investigations that have been undertaken a number of
the proposals have evolved in the lead up to the planning
application. The main areas of changea have been:

® The new build Blemundsbury block and proposals
around Orde Hall Street

m The new build Devonshire Court block
m Development around Falcon and Boswell Street

m | andscape proposals for the main sguare between
Chancellor's Court and Babington Court

The following pages outline the main key changesin
relation to the scale, height and location of key blocks of
development.

Design development at Blemundsbury and Orde
Hall Street

The decision to drop development on Crde Hall Street open
space after the competition stage meant that the urban
form of the area around the Orde Hall Street play area,
Blemundsbury and the proposed mews block at the back of
Great Ormond Street needed to be rethought. The previous
idea for this area had been io recreate the street frontage of
Orde Hall Street and the project team discussad that new
development around the play area could help to shape and
define this space and give it the feeling of an urban sgquare.

Fost competition the new build Blemundsbury block was
identified as one of the key places that large, affordable
family units could be provided on the estate and the project
tearn developed a scheme that could maximise these
benefits. This scheme was four storeys at the Crde Hall
Street of the new build Blemundsbury block. This scheme
was presented to residents at consultation and discussed
with Carmden's place making team. Following this the team
decided that there were benefits in dropping one storey from
both ends of the new build Blemundsbury block, in terms of
the impact on existing residents of Blemundsbury and how
the new building interfaces with Crde Hall Street.

;‘E_B‘ ' R w=—
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L

a 1 n work showing new build Blemundsbury block at faur
storeys facing Orde Hall Strest.

Stage 1 of design work showing new Blermundsbury block at four
storeys overluoking the main open space.
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Following the competition the decision was taken to dro
on the Orcle Hall Street play area.

pd

Stage 2 showing the new build Blemu

storeys at either end.

ncsbury biock dropping to three

" [ i =

The application pmposalscarafl.dlf considered how new
development meets Orde Hall Sireet and addressaes the open space
and play area.

The application proposals
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Design development at Devonshire

The proposed new build block at Devonshire Cowrt has
developed since the competition stage. This area of the

site has historically been a problematic area of the estale
experiencing anti-social behaviour problems and the

public realm is tired and dominated by car parking. Post
campetition stage a decision was taken to turm the new build
block through 90 degrees and create a new courlyard space
for both existing residents of Devonshire Court and new
residents. The existing Devonshire Court residents have no
private amenity space so creating a private courtyard would
add valuable open space for these residents.

At the competition stage the height of this block was
proposead as three storeys in the urban design framework
plan. Post competition it was felt that the height of this
block could be increased to be in-line with neighbouring
properties.

Oy

Thepost compatition stage plan inveatigatad the possibility for the new
build Devonshire Court building 1o be taller at 5 slories, During design
devalopmant tha massing of this block was explarad and investioated
for tachnical constraints, Thefinal proposal istor a4 storay blockowitha
recazsed fifth storay

CTIBEAL DS NOVENMBER 2016

Falcon

Al the competition stage the site area around Falcon was
tested for a number of development opportunities. These
included:

B Conversion and extension of the washroom spaces to
residential unils

B Aons storey rooflop extension

m Conwversion of the lower ground floor to residential
accommodation

m Polential to move and enlarge the existing TRA facility
within the lower ground floor of the block

B Three new Lown houses which front onto Boswell Sreet

Dwring the design process the various different areas have
been tested for their technical feasibility and to ensure

that the impact on existing residents is within acceptable
limits. Following this process same of the development
opportunities have been dropped from the plan, The three
Boswell Streal lownhouses have beaen taken oul dueto the
impact of these houses on the courlyard space. Therooftop
addition has beenreduced at the washroom end o minimise
visual impact on the existing residents of Boswell Street and
Bevan House.

A decision was also taken to leave the existing THA hall
where it was and to expand this facility at its current location.
This decision means thal the lower ground floor of the Falcon
block is nolonger proposed to be conver ted o residential
accommodation,

133005 T1AME0H
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Competific n‘rp'n:a;.*terplan showing proposalz for the Boswell Street town
houses

£y k’

Drasign developmant throughout the procass lasd o three ownhouses
and new acoess arangements 1o a landscaped courtyard from Boswell
Straet,

Theapplication propasals have omittad the Boswall Strest 1own
hluzes
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Landscape and open spaces

In the early stages of the project it was felt that the cpen
space batween the lwo tower blocks presented an
opportunity te green the area and provide a new public

separe,

Fallowing further investigation into how the space is currently
used and extensive consultation with residents and users of
the space the design team discoverad that the space served
a number of functions for the local community.

m It was used by young children as aninformal kick about
area and play space.

m Older residents on the estate used the space to sit
outside and socialise

B There was a desire for the space to be able to host
outdoor functions, such as the ability to be able to put up
a marquee for parties .

Following these discoveries a decision was taken by the
design team to have the space as a hard landscaped area

of high quality materials that could be used as a multi-
functional space. There is an aspiration for the area o still be
significantly ‘greened’ with lots of new lree planting and beds
around the tower blocks which allow for planting of shrubs.

A - _ . - %
Tybalds Souare following extensive consultation with residents and
irvestigation by the design team
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3.4 Consultation with local
authority and statutory bodies
(overview)

From the outset of the project a good dialogue has been
maintained with the lecal authority officers, with a number of
meetings occurming between the project team and a number
of different officers.

The following pages outlline the various meetings and
their outcomes that have happaned during the design
development stage.

® 5th September 2012 meeting with LBEC highways officers
to discuss parking and highways issues associated with
the new internal access road proposed.

m 26th Septernber 2012 handover to Ben Le Mare (LBC
senior planning officer). From the beginning of the project
the design tearm had been in communication with the
local authorilies place-making team (Ed Jarvis and Rob
Willis). This meeting was to handover from the place-
miaking team Lo the planning team and to introduce the
case officer o the project.

m 11th Cctober 2012 mieeting with the landscape and
tree officer on site. Camlins and Tibbalds met with Alax
Hutson on site Lo discuss the proposals for tree removal
and planting on site.

m 13th Novernber 2012 meeting with the access and
landscape officer to discuss access arrangements for
open spaces and initial approach to wheelchair units.

B Adth December 2012 meeting with Michelle Horn (access
officer) and Meil Stedman (occupational therapist within
the housing department) to discuss detailed layouts of
wheelchair accessible units and the mix and locations for
units,

m 14th December 2012 meeting with the Secure by Design
officer

B 19th December 2012 pre-app meeling.
m 15th January 2013 Developer's Forum

m 18thJanuary 2013 pre-app meeting, Changes to Falcon
building line, tree planting and other design issues,
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