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1

WITNESS

1.1

Hendrik Heyns

1.1.1

I trained at the University of the Free State, in South Africa,
working in Johannesburg before joining Allies and Morrison
in 1999. I was made a Director of the practice in 2010. I have
been involved in a range of residential, retail and education
schemes, and have extensive experience of delivering projects
from inception through to completion.

1.2

Qualifications

1.2.1

I am a member of the Royal Institute of British Architects
and am registered with the Architects Registration Board.
I’ve studied at the University of the Free State, Bloemfontein,
South Africa and was awarded a BArch in 1992.

1.2.2

I lead many projects within the practice relating to the design
of housing. Recent projects for which I have been responsible
include the recently completed residential redevelopment of
the former St Andrew’s Hospital in Bromley-by-Bow, East
London; The masterplan for 2 000 units for the regeneration
of the West Hendon Estate; a new housing development in
Kidderpore Avenue, Hampstead; a new housing development
including a hotel and office space at Aldgate Place, London; a
housing development with commercial space at Bow Locks,
East London; a new residential masterplan for around 1 400
residential units for the regeneration of the Gascoigne Estate
in Barking, London; a new residential masterplan for around
1 300 residential units, including commercial space for the
regeneration of the Rochester Riverside, Rochester, Kent.

1.3

Allies and Morrison

1.3.1

The practice is based in its own purpose built studios in south
London. The office has always sought to achieve excellence
in all of the projects it undertakes, encompassing both
architecture and urban design. The practice has won 39 RIBA
awards and 8 Civic Trust Awards for its buildings.

1.3.2

Completed architectural work includes the new home for
Rambert Dance Company; the BBC’s media village at White
City; five buildings in Cambridge for individual colleges and
for the university; Chelsea College of Art at Millbank; the
restoration and revitalisation of the Royal Festival Hall and
the Bankside 123 offices in Southwark for Land Securities.
Current projects include the redevelopment of the Elephant
and Castle shopping centre, a major expansion to Westfield
London at White City and new town centre shopping schemes
in Winchester, Hereford and Oxford.
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2

Chelsea College of Art & Design

London College of Communication

Gascoigne Estate, London

Aldgate Place, London

St Andrew’s Phase 1, Bromley-by-Bow

Gillender Street, London

Kidderpore Avenue, London

Kings Cross Central, London

Liverpool One

1 WITNESS

1.4

Masterplans

1.4.1

The practice has often been involved in projects where it is
either the leader or a member of a masterplan team. Major
London masterplans completed by the practice include the
2012 London Olympics Games and Legacy; Royal Arsenal
Woolwich; Brent Cross Cricklewood and Kings Cross Central.

1.4.2

A consistent theme in the majority of these masterplans
has been the resolution of the potential conflict between the
need for change and regeneration with the need to protect
and enhance an existing or historic context. Often involving
complex sites and challenging topographical conditions, these
masterplans have all have been concerned with establishing
a clear and legible public realm infrastructure as part of a
significant improvement to the quality of the wider context.

1.4.3

Most recent residential materplans approved are the
redevelopment of the Gascoigne Estate in Barking and Wood
Wharf in Tower Hamlets.
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2

The Site and its History

2.1

Strategic Context

2.1.1

West Hendon Estate is located on the south western edge of
the London Borough of Barnet (LBB) in North West London.
The West Hendon Estate is a site identified by LBB for
regeneration as a high density development. Other clusters
of higher density developments in key regeneration areas are
at Stonegrove and Spur Road, Colindale and Brent Cross/
Cricklewood.

2.1.2

The strategic and historical development of Barnet are the
product of its topography, geology and transport routes.
Historically these factors have led to settlements being located
in parts of the borough with higher points including Hendon,
to the east of the site, whose historic core is located on a
hill. This pattern of development was also driven by the local
geology which is characterised predominantly by clay soil
and is difficult to cultivate and drain in the lower lying areas.
However, the areas of high land in the borough expose gravel
or sandy silty material which is easier to build on. The earliest
roads connected key settlements between these high points.
However, the construction of the railways and advances
in building technology led to the development of the areas
around the historic settlements and railway stations on lower
ground within the borough which is where the West Hendon
Estate is located. The site is located on the edge of the Brent
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2 the site and its history

Reservoir, known as the 'Welsh Harp' named after a now
demolished local public house. Whilst the Welsh Harp is no
longer a functioning reservoir it is still of strategic importance
as the reservoir and surrounding area is designated a SSSI
(Site of Special Scientific Interest) for the ecology which the
water body supports.
2.1.3

The London Borough of Barnet is well connected with an
extensive road and rail network. The M1 motorway provides
access to the north whilst the M25 and A1000 provide access
to Central London. Thameslink and the underground (Northern
Line) serve the borough with links to central London. The site
is located near Hendon train station and is also located on
the Broadway (A5) where there are links to the North Circular
(A406) and four main bus routes.

2.2

Site Location and Context

2.2.1

The West Hendon Estate is located in the West Hendon Ward
and characterised by a set of diverse interfaces at each edge of
the site boundary in terms of scale, use and character.

2.2.2

The Broadway
The eastern edge of the site is bounded by the heavily
trafficked Broadway (A5) containing a mixture of Victorian
and more recent commercial and residential units. The backs
of the properties on the Broadway are 3-6 storeys high and in a
varying state of condition and repair. Hendon Train Station is
located further east of the Broadway.

2.2.3

Welsh Harp
The Welsh Harp (Brent Reservoir) to the west of the site has
an important interface with the Site of Special Scientific
Interest (SSSI). The Silk Stream which feeds the Welsh Harp
encloses the north-western site boundary. The site looks out
across the Welsh Harp towards the West Hendon playing fields
and Metropolitan Open Land.

2.2.4

Ramsey Close
Ramsey Close to the north of the site consists of two storey
semi-detached houses built in the 1980s with rear gardens
backing onto the site.

2.2.5

Cool Oak Lane
The southern edge of the site is bordered by the rear gardens
of the two storey properties on Cool Oak Lane. The new
development by BMLLP known as Lakeside (Phase 2) is on
the south western boundary of the site and forms the entrance
to the site from Cool Oak Lane. This follows on from Phase 1
known as the Pilot Houses to the south east of the site.

1 The Broadway

2 Welsh Harp

3 Ramsey Close

4 Cool Oak Lane
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2.3

Local History

2.3.1

Over the course of two centuries the area around West
Hendon has evolved from a rural area with few settlements to
the mixture of urban and suburban development that exists
today. The area has been characterised by the introduction
of significant pieces of infrastructure during this period
from roads (M1 and North Circular) and railways to the Brent
Reservoir to serve the wider growth of London.

2.3.2

Watling Street
The area was originally settled by the Romans who built the
original Roman Road known as Watling Street (the Broadway/
A5) as a strategic route connecting London to the North of
England. Originally Hendon was a civil parish in the County
of Middlesex but the name comes from 'Hendun' meaning
'highest hill'. The remainder of the surrounding lower lying
land remained mainly unsettled as the heavy clay soil made
cultivation and drainage difficult for agriculture and building.

2.3.3

Rivers and Reservoir
The site to the north and south is formed by the Silk Stream
and river Brent respectively. Historically there was a fording
point over the river Brent to the south of the site which linked
Hendon with Kingsbury. In the 1820s the Regent's Canal was
not holding water at the top of the canal in Camden Town.
To resolve this issue a reservoir was built in West Hendon
by damming the river Brent near its confluence with the Silk
Stream. This flooded a large area of low lying farmland to
create the reservoir. Later this was bridged over along Cool
Oak Lane.

2.3.4

Railway
The construction of the Midland Railway in the 1860s brought
additional development around Hendon consisting mainly
of terraced houses on what is now the West Hendon Estate.
People traditionally took day trips out to the Welsh Harp from
central London to take advantage of the open space and would
stop for refreshment at the now demolished Welsh Harp public
house. The properties on the Broadway are the remaining
fragment from this era following bomb damage in WWII and
the construction of the estate in the 1960s.

Photograph looking east across the Welsh Harp
during the construction of the Estate in the late 1960s
8
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Figure 14.6

Reproduced from the 1973
Ordnance Survey 1:2500 scale
map with the permission of The
Controller of Her Majesty’s
Stationery Office, © Crown
Copyright
Licence Number AL52328A0001
Approximate location of the Site is
edged in red. Not to scale
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2 the site and its history

2.4

The surrounding Uses Today

2.4.1

Commercial
The eastern edge of the site is bounded by the Broadway
containing a mixture of Victorian and more recent
residential and commercial units. The majority of the retail is
characterized by small local shops, cafes and restaurants that
support the neighbourhood community. There are a number of
tyre and motor repair garages in the area. Further south is the
Brent Cross shopping centre and a retail box development to
the north.

6 Typical local grocery store

2.4.2

Residential
The south and north edges of the site are mainly delimited by
the backs of the two storey properties along Cool Oak Lane
(south) with the new houses (Phase 1 Pilot Houses) repairing
these backs and on Ramsey Close (north). The new residential
buildings (Phase 1 Lakeside) on the south-western corner of
the site are newly completed and fully occupied. This first
phase already provided decanting opportunities as part of
the previously approved masterplan. The existing estate is
described in the next section.

2.4.3

Education
There are three schools close to the site: the Parkside View
Children’s Nursery based within the West Hendon Playing
Fields; at west of the Broadway, close to the Hendon Train
Station is located the Beis Soroh Schneirer School that provides
a Jewish education to young girls; and the Ayesha Community
Education, with several centres around the Broadway, that
offers a range of educational services to the local population
and the Muslim community.

2.4.4

Leisure/Restaurants
The West Hendon Playing Fields, north of the Silk Stream,
house the Hendon Bowling Club, tennis courts and football
clubs. The Welsh Harp is also the base of sailing clubs that
use the reservoir for sailing and windsurfing.

2.4.5

Civic/Religion
There is a diverse range of civic and religious places. Along
the Broadway there is the St Patrick's Roman Catholic Church
and the Gayatri Mandir. East from the Broadway is located
the Hendon Mosque and Islamic Centre and the West Hendon
Baptist Church. The local community is supported by the
Barnet Multi Cultural Community Centre and West Hendon
Community Centre.

7 Typical tyre and motor repair centre

8 The Broadway tall buildings to north

Commercial
Residential
Education
Leisure/restaurants
Civic/religion
Transport
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1 View north over Perryfield Way carpark

3 Franklin House

2 View south over Perryfield Way carpark
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5 Tyrrel Way
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2 the site and its history

2.5

The Existing Estate

2.5.1

The existing West Hendon Estate completed in the late
1960s comprises 597 properties (previously 680 properties
before Wendover, Rosemead and part of Warner Close were
demolished). The concrete exterior cladding was overclad in
the 1980s with horizontal weatherboarding and pitched roofs
were also added. The buildings range in heights from 2 to 6
storeys with a 14 storey tall building (Franklin House) toward
the centre of the estate which is surrounded by parking at its
base and a community centre to the north of the estate.

2.5.2

The existing buildings and public realm on the estate are
characterised by:

6 Typical existing facade

••
••
••
••
••
••
••
7 Typical deck access and stairwell

••
••
••
••

Poorly defined public and private space.
No clear hierarchy of streets and desirable through routes.
No sense of orientation within the estate.
Lack of natural surveillance on public routes.
No clear relationship between streets, buildings, open space
and the Welsh Harp.
No clear connection between the estate and the Broadway and
other surrounding streets.
Backs of existing properties to Broadway unresolved following
demolition of the Victorian streets in the 1960s.
Unappealing entrances to blocks and poorly maintained
internal communal areas.
Building fabric in need of repair and upgrade to meet current
environmental and building standards.
Perryfield Way gyratory is the dominant feature on arrival to
the estate.
Poorly managed boundary with SSSI leading to unauthorised
access and dumping.

8 Typical entrance
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2 Typical street between Broadway and Estate (Ravenstone Road)

1 Typical street between Broadway and Estate (Stanley Road)

3 Existing vehicle access (Marsh Drive)

4 Existing vehicle access (Perryfield Way)

5 Existing vehicle access (Perryfield Way)

2

1

4
5

3
3
7
8

Aerial view of existing estate
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2 the site and its history

2.6

Vehicle and Pedestrian Access

2.6.1

Existing Situation
The West Hendon Estate comprises a network of vehicular
and pedestrian routes very different in character from the
surrounding area, which means that the estate forms a
relatively isolated area. The estate is bordered to the north by
the small residential cul-de-sac of Ramsey Close; the east of
the site is bounded by the Broadway which is the main high
street area of West Hendon and is a busy road on the strategic
network connecting north/south through West Hendon.

2.6.2

There are limited clear through routes into the site from
surrounding streets with no connections to the north or west.
Connections to the south are limited to the footways adjacent
to Tyrell Way which connects to Cool Oak Lane. Connections
through to leisure opportunities including play fields and the
Welsh Harp depend on footways adjacent to Cool Oak Lane.

2.6.3

There are no direct pedestrian linkages to the north and
accessing relatively nearby leisure facilities such as the West
Hendon Playing Fields require pedestrians to walk along the
Broadway.

2.6.4

There are good pedestrian connections through to the
Broadway to the east. These comprise footways adjacent to
the following roads:

6 Existing pedestrian access (Marsh Drive)

7 Existing pedestrian access (Warner Close)

••
••
••
••
••
••
••

Stanley Road (no through traffic route)
Milton Road (no through traffic route)
Perryfield Way South
Telford Road (no through traffic route)
Perryfield Way North
Ravenstone Road (no through traffic route)
Borthwick Road (no through traffic route)

2.6.5

However, there is poor visual links between the existing
housing development and the A5 which may deter people
wanting to use these routes.

2.6.6

Travel by bicycle is not a highly used mode within Barnet and
the area around the site provides very few on road provision for
travel by this mode.

8 Existing pedestrian access (Marsh Drive)
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2 the site and its history

2.6.7

Public Transport Accessibility
The proposed development site has a Public Transport
Accessibility Rating (PTAL) of 3.
The closest railway station is Hendon station, which is on the
Thameslink line linking Brighton and Bedford via Farringdon
and central London. Travel time from Hendon to Farringdon is
20 minutes, and there are generally four trains per hour off peak.

2.6.9

The nearest underground station is Hendon Central, which
is on the Edgware branch of the Northern line. It is directly
accessible via the 83 bus service. The tube journey to/from
Euston takes 21 minutes and has an average frequency of 4
minutes in each direction during daytime.

2.6.10

The closest four bus stops are located on West Hendon
Broadway, which are served by eight daytime bus services to
a wide number of key areas of retail and employment and local
railway and underground stations.

2.6.11

Highway Accessibility
In general the site is very well located to the main highway
network to provide distribution opportunities for local and
longer distance trips using the North Circular and M1.

2.6.12

A key feature of the existing local network is the use of
Perryfield Way and Herbert Road as a means of undertaking
right turn movements between the A5 south and A504 and
for right turn movements between the A504 and A5 north.
Similarly traffic from the A5 north to the A504 is directed via
Garrick Road and Wilberforce Road.
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Existing boundary with Welsh Harp
(Adjacent to Catalyst site)

View from Cool Oak Lane

View looking east over Welsh Harp
(Franklin House)

2.7

The Welsh Harp

2.7.1

Ecological Conditions
Adjacent to the West Hendon Estate lies the Brent Reservoir
SSSI, primarily notified for its wetland breeding birds,
wintering water fowl and botanical interests.

2.7.2

Water based recreation on the main reservoir tends to displace
birds to the eastern shore and to more secluded parts of the
northern arm of the reservoir adjacent to the West Hendon Estate.

2.7.3

A fringe of dense scrub and wet woodland (within SSSI)
between the Site and the reservoir currently provides a
continuous natural barrier between the site and the SSSI.

2.7.4

Studies undertaken for the 2004 ES identified the existing
ecological value of the Site to be low, comprising commonly
occurring urban vegetated habitats, hard landscape and built
form with some opportunity for nesting birds and roosting
bats, but limited potential to support other protected or
notable species.

2.7.5

The ecological amenity value of the Site is low as the
boundary with the Brent Reservoir is entirely impermeable
to people both physically and visually which largely prevents
enjoyment of the SSSI.

2.7.6

SSSI Buffer Zone
Natural England requires a 20 metre no development/material
storage buffer from the edge of the SSSI. This ‘no development’
zone can include roads or pavements.

2.7.7

Natural England and Canal and River Trust requirements
restrict access to the edge of the SSSI and a buffer area of
at least 8 metre in width. This 8 metre landscaped buffer is
within the 20 metre ‘no development zone’. This prevents
pedestrian access to the Welsh Harp to limit the potential for
adverse impacts to sensitive wildlife.

Existing boundary with Welsh Harp
(Marsh Drive)

Existing boundary with Welsh Harp
(Lakeside)
18

View looking south over Welsh Harp

2 the site and its history

2.7.8

Recreational Uses and Human Disturbance
There is an active sailing club adjacent to the dam at the
south-western end of the reservoir. The southern arm of the
reservoir is used regularly for sailing and windsurfing, especially
at weekends, with over 100 boats often out at once. The total
number of water sport visits per year is estimated at 40,000.

2.7.9

Youth sailing club adjacent to the Cool Oak Bridge was
active until 2003, but is no longer operational. The closure
coincidentally coincided with the regeneration programme
but is was not as a result of the regeneration. When active it
catered for 12,000 to 15,000 visitors per year.

2.7.10

The management of wildlife and recreational use of the
reservoir is implemented through the Welsh Harp Management
Plan. This Plan has been agreed by the three main land
owners of the Welsh Harp and its surroundings (London
Borough of Barnet, London Borough of Brent and Canal and
River Trust). As a part of the Management Plan, the reservoir
is zoned to give priority to different uses: these zones include
low disturbance wildlife refuges along the eastern marsh, and
the northern part of the northern arm of the reservoir.

2.7.11

Water Quality & Hydrology
Water quality is poor, with the reservoir being fed primarily by
two very urbanized and polluted rivers, the Silk Stream and
the River Brent.

2.7.12

The reservoir no longer feeds the canal network, but forms an
important part of the River Brent flood alleviation scheme, and
as such experiences variable water levels during the course of
the year.
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2 the site and its history

2.8

Site Constraints

2.8.1

Working around the Existing Buildings
Developing The Scheme in the context of the existing
buildings and community relies upon the phased replacement
of the existing buildings closely matched to the housing needs
of those currently living there.

2.8.2

Compulsory Purchase Orders (CPOs)
The requirement for CPOs to complete The Scheme has meant
that phase 3A (Blocks E1-4 and G4) is constrained to locations
where the site was assembled without recourse to compulsory
purchase in order to initiate The Scheme without long delays
and to ensure that there are new homes for the residents to
move into.

2.8.3

Levels
There is a 9-10m change in level across the site from the
Broadway down to the reservoir which means that careful
consideration needs to be given to the design of the levels to
ensure that accessible routes are provided.

2.8.4

SSSI no Build Zone
There is a 20m 'no build' buffer zone adjacent to the SSSI
to minimise disturbance to the ecology on and around the
Welsh Harp.

2.8.5

Sewer Main
A foul sewer main crosses the site parallel to the western edge
of the Welsh Harp. A staged diversion is needed to redirect
this away from the proposed areas of development.

childcare centre
and carpark

PA

RK

Ro

ad

Brent Cross
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M1 motorway connects
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2 the site and its history

2.9

Site Opportunities

2.9.1

The Welsh Harp/ Ecology and Education
The Welsh Harp provides the site with its greatest
opportunity. The potential to provide views both from public
and private spaces should be embraced by any proposal. The
Welsh Harp also provides a dramatic and pleasant back drop
for any new and enhanced public spaces and routes.

2.9.2

The SSSI offers the opportunity to work with the Canal and
River Trust, Natural England and the Environment Agency to
offer the Welsh Harp as an educational resource to the local
and wider community.

2.9.3

Highways
Opportunity to improve the crossings over the Broadway and
remove the dominant gyratory on Perryfield Way from the site.

2.9.4

Parks
Opportunity to create an improved York Park which is integral
to a new neighbourhood and become a pleasant place to play,
stop in or pass through. There is the opportunity to link the
neighbourhood to green space in the area particularly West
Hendon playing fields with Bowling Club, football club and
pitches and tennis courts.

2.9.5

The Broadway
Improve the commercial viability of the retail and commercial
units on the Broadway through increased population on the site.

2.9.6

Repair
Extend and complete the truncated streets connecting the
site to the Broadway and repair the exposed backs of the
properties to the Broadway with new residential courtyards.

2.9.7

Proximity to Public Transport
The proximity to public transport links provides the
opportunity for a high density housing development to be
located on the site with rapid and convenient links to central
London and within Barnet. The route connecting Hendon train
station to the Broadway and the site will be improved as part
of the development with wider pavements, better crossings
and improved public realm.

2.9.8

Site Levels
There is a fall in level across the site of approximately 9-10m
from the Broadway towards the Welsh Harp. This offers the
opportunity to conceal the majority of parking areas within
the site topography. This change in level also gives the
opportunities for elevated views down to the Welsh Harp from
the Broadway.
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Aerial view of previously consented scheme
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