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Masterplan description

3.1

Design Evolution

3.1.1

In 2011 a masterplan review brief was created to review the
previously approved planning consent. The purpose of the
exercise was to understand whether the masterplan could
deliver a viable scheme that was still appropriate in terms of
delivering a sustainable and vibrant community. The exercise
consisted of a review of the consented scheme and the
potential for minor amendments versus a new application.

3.1.2

New Masterplan
The design team were briefed to explore options for a new
planning application through a review of the approved
masterplan and to propose an alternative approach.
Opportunities explored when the new masterplan was
designed included reducing the parking ratio to minimise
or avoid basement parking; reduction of road and public
circulation areas; minimising highway alterations; and
reducing costs.

3.2

Design Objectives

3.2.1

Through the context analysis and briefing process the following
key design objectives for the development were identified:

•• Community: Ensure that there is a viable phasing and decant
process to secure the regeneration of the West Hendon for the
existing community.
•• Enhancing links: Reinforce and enhance the route between
the Station and the Welsh Harp and redefine the sequence of
spaces along this route.
•• Integrating with the Broadway: Retain the majority of the
Broadway to minimise the cost and disruption of the CPO
process and to retain the commercial and social continuity.
•• Welsh Harp: Set back from the Welsh Harp to respect this
edge and to create a new public park. Optimise the number of
homes with an aspect towards the Welsh Harp.
•• Creating places: Allow buildings form edges to streets and
spaces to create a set of diverse places rather than compete
for attention.
•• Forming streets: Restore the street pattern on the West
Hendon Estate to make it part of the continuous fabric of the
City with buildings and entrances facing onto the streets to
provide natural surveillance and activation.
•• Providing homes: Provide high quality homes with private
amenity space and secure shared courtyards with play spaces.
•• Landscape: Enable increased access to green spaces by
connecting the neighbourhood with the West Hendon playing
fields with a new bridge and providing new parks as an
integral part of The Scheme.
•• Identity: Create a distinctive place with a clear sense of
orientation and address.
•• Coherence: Suggest a consistent architectural language
with variations on a theme to create visual richness whilst
maintaining a coherent sense of place.
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Option 1 - previously consented masterplan

Option 2 - retain Ramsey Close with Broadway infill

Option 3 - retain Ramsey Close with some selective demolition to Broadway

Option 4 - retain Ramsey Close and redeveloped Broadway

Option 5 - include Ramsey Close within the masterplan

Buildings to be demolished in option 3 (showing in blue)

commercial
residential
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3 MASTERPLAN description

3.3

Design Options

3.3.1

The options that were considered during the design process were:

Option 1
•• Amendments to previously approved masterplan to improve viability
•• Removing the water features
•• Replacing the planting of mature trees with the planting of semimature trees
•• Keep the street layout and building parameters as designed
•• Maximise efficiency of the masterplan

3.3.2

Option 2
•• A new masterplan with infill of the Broadway and retaining
Ramsey Close
•• Demolish 8 terraced buildings to form the new local centre in
addition to the demolition of inactive areas along the Broadway
created by single storey temporary structures and billboards.
These sites along with empty plots will be replaced with new
commercial buildings.
•• Ramsey Close and the petrol station will be retained
•• Revised A5 layout to minimise disruption of existing buildings
and services

3.3.3

Option 3
•• A new masterplan with retained Broadway and Ramsey Close
•• Demolish Parade Terrace on the Broadway to form the new local
centre. Remainder of the Broadway is retained to develop naturally.
•• Ramsey Close and the petrol station will be retained
•• Revised A5 layout to minimise disruption of existing buildings
and services

3.3.4

Option 4
•• A new masterplan with replaced Broadway and retaining
Ramsey Close
•• Demolition of all buildings on the Broadway within the site
boundary and replaced with new commercial buildings whilst
retaining Ramsey Close and the petrol station.
•• Revised A5 layout to minimise disruption of existing buildings
and services

3.3.5

Option 5
•• A new masterplan with retained Broadway and demolition of
Ramsey Close
•• Demolish 8 terraced buildings to form the new local centre the
rest of the Broadway is left intact to develop naturally.
•• Ramsey Close is to be redeveloped within the regeneration
scheme but the petrol station is left untouched
•• Revised A5 layout to minimise disruption of existing buildings
and services

3.3.6

3.3.7
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The financial appraisal highlighted Option 3 as the most
viable solution. Presentations to the London Borough of Barnet
Regeneration Board and the Leader of the Council explained the
options investigated and proposed to focus on Option 3 as the
preferred option.
27

Previously consented masterplan (redline as consented masterplan)

Option 3 - revised masterplan
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3 MASTERPLAN description

3.4

Preferred Option

3.4.1

Option 3 was developed as this provided the following benefits:

•• Minimum impact on the A5
•• Minimum CPO cost
•• Retaining Ramsey Close reducing the impact on existing
residents and CPO cost
•• Retaining Ramsey Close reducing financial and programme risk
•• Creating a new local centre but not redeveloping
the Broadway commercial space
3.4.2

This option allows the Broadway to regenerate naturally
by bringing new homes and better property values to the
area. The commercial space will evolve in response to
improved commercial conditions creating a more integrated
and successful Broadway. The proposed masterplan is also
integrated into the surrounding streets by adapting the
massing at the site boundaries to respond to the context and
by completing existing streets.

3.4.3

All the rejected options were based on replacing different
sections of the existing fabric -demolishing all of Ramsey
Close but retaining the buildings on the Broadway for example.
All these options explored were to reduce the land take in
order to form a proportionate balance between the need to
regenerate, improve viability and encouraging as much of the
area to regenerate as naturally as possible.

commercial
residential
consented
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Massing model of the regeneration project (1:1000)
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The Scheme Masterplan

4.1

Introduction

4.1.1

The masterplan was developed around the existing buildings
with carefully consideration of the decanting process.

4.1.2

The next phase was placed on land between buildings
allowing for homes to be completed on a need basis (housing
association ‘need’ survey to assess people’s needs closer to
decanting time) allowing decanting before demolition of the
existing buildings. The careful consideration of the phasing
avoids any of the secure tenants to be moved from the site and
allow for new shared ownership units to be delivered allowing
leaseholders a choice of new homes on the estate.

4.1.3

The new masterplan is centred around a new park (The
Green) and new urban space (Broadway Place) forming a new
entrance to the estate. The link to and from the station will be
improved and these new open spaces allowing a visual link
from the Broadway down to the Welsh Harp.

4.1.4

The masterplan is now formed of a series legible streets with a
clear hierarchy and the residential accommodation arranged as
a series of urban blocks around shared courtyards.

4.1.5

The masterplan also responds very directly to all the edge
conditions by stepping down on the north and south
boundaries to the existing houses, a formal response to the
Broadway repairing the backs of the Victorian stock on the
Broadway and with an informal arrangement along the edge of
the Welsh Harp.
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4 THE Scheme MASTERPLAN

4.2

Use and Amount

4.2.1

Residential
The residential accommodation proposed is defined by the
need to deliver a viable scheme and the need to provide
suitable housing for decant of the secure tenants on a needs
basis. Accommodation is designed to the Lifetime Homes
requirements and to comply with the Mayor’s Housing Design
Guide. There will be a provision for 10% adaptable accessible
units spread across all tenures and unit sizes. For residential
mix is 75% private (market) and 25% affordable (shared
ownership and social rent). All secure tenants will be re-housed
on the site. The approved masterplan will provide 2000 new
residential units. 34 units are retained in Ramsey Close and 30
units within the retained buildings along the Broadway.

4.2.2

The location of the tenure is mainly informed by the phasing
and decant strategy (CDB.12 and CDB.13). The need for larger
units also places an element of affordable on the south of the
site towards Cool Oak Lane in the new townhouses M3 and
M4. The remaining affordable units are distributed across the
site and within phases sharing courtyards with other tenures.

4.2.3

Commercial and Community Use
There is approximately 1600sqm of commercial floor space in
The Scheme replacing around 1714sqm of existing floor space.
This is located on the Broadway and in Broadway Place and is
envisaged to be suited to small retail units, restaurants or cafes.
A new community centre and two form entry primary school
with nursery are also accommodated within The Scheme.

new primary school
community centre
market
intermediate
social rent
new commercial space
(residential over)
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Tenure distribution
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to previous application
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4 THE Scheme MASTERPLAN

Station Road
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Illustrative sketch view of school and community centre looking east along North Street
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4.3

School and Community Centre

4.3.1

The brief for the school was developed in consultation with
the LBB Education Officer. The strategy for the illustrative
school design has been to provide a parcel of land within
the masterplan for the provision by LBB of a primary school.
The site identified is close to York Park and the proposed Silk
Stream bridge which give the school convenient access to the
West Hendon playing fields. The location has also undergone
a highways review to understand the impact of trips to the
school by parents, teachers and deliveries.

4.3.2

The brief for the primary school is for a two-form entry school
with nursery which based on Department for Education space
standards means that the school will have capacity for 450
pupils. A drop off point has been provided for the parents.
External playspace is provided adjacent to the Welsh Harp and
York Park, adjacent to the community centre and on the school
roof. The illustrative scheme shows how the school could be
accommodated on the site. Broadly nursery and infant classroom
and teaching spaces are provided at the ground floor whilst the
junior classrooms and teaching spaces accommodated on the
first floor level. The different types of external play space can
then be allocated for different age groups.

4.3.3

The school is also co-located with the community centre
so that the community centre could make use of the school
facilities, for example the hall, and external spaces out of
school hours. This also creates the opportunity for a shared
reception area so that the community centre could share the
school's administrative staff. The school and the community
centre could also be constructed separately if that was
required. The project viability does not assume any revenue
income from the Community Centre. It is envisaged that the
centre will be run and managed by a resident's group which
will be established in due course. The size of the community
centre is indicated is approximately 500sqm, over two floors.
This is based on an analysis of other completed community
centres to give workable and flexible spaces. The key spaces
in the community centre would be centre office, toilets,
kitchen and flexible community rooms.

1
4

2
3

5
6
1 Open plan spaces allow flexibility of
use for different sizes of community
groups and activities
2 Separate entrance from North Street

1

3 School hall (link to school hall for
possible out of hours use)
4 Covered link from school reception
5 School entrance
6 School reception/office

classrooms
hall
administration
storage/
circulation
community
centre
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4 THE Scheme MASTERPLAN

4.4

The Masterplan Layout

4.4.1

The diagrams highlight the design principles for the masterplan:

•• Identify a clear hierarchy of pedestrian and vehicular routes
across and around the site
•• Make positive use of the level change from the Broadway
to the water’s edge to conceal parking in undercrofts where
possible
•• Develop a street and building layout which will function as a
piece of legible townscape used by many different people not
an isolated and closed estate
•• Provide a clear and understandable sequence between streets,
courtyards, entrances and front doors
•• The masterplan is also ‘stitched’ into the existing urban fabric
with a very similar interface with individual houses to the
north and south end of the site building up to a more urban
environment around the new park
•• Provide an improved yet appropriate interface with the water’s
edge and SSSI
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Upper level plan

Mid level plan

Ground floor plan
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4.5

Typical Plans

4.5.1

The plans incorporate the following principles:

•• Around eight residential units per stair and lift core per floor
•• Windows provided in stair and circulation areas wherever
possible
•• Stair and lift cores are open to the street and connect through
into secure communal courtyards
•• Duplex units (maisonettes) located at ground and first floors
wherever possible to provide activity and natural surveillance
onto the street minimising ground floor bedrooms.
•• Avoiding directly north facing single aspect units
•• Optimising dual aspect units particularly for larger units
which are either duplex units with dual aspect or corner units
•• Mixed tenures sharing courtyards
•• Layouts and units designed in accordance with the Mayor's
Housing Design Guide
•• 100% Lifetime Homes compliant
•• 10% wheelchair accessible housing

market

intermediate

rented

1 bed

1 bed

1 bed

2 bed

2 bed

2 bed

2 bed_D

2 bed_D

2 bed_D

3 bed

3 bed

3 bed

3 bed_D/H

3 bed_D/H

3 bed_D/H

4 bed_H
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4.6

Arriving in West Hendon

4.6.1

Arriving by train from Hendon Station an improved pedestrian
route with wider pavement and improved public realm provides
residents with an enhanced connection to the development
and for people living in the area using the Broadway.

4.6.2

The public space (Broadway Place) linking the route from
the station into The Scheme has been aligned with the
pedestrian footpath to ensure that the visual link to the Welsh
Harp is reinforced.

4.6.3

The new public space creates a sense of arrival to the new
neighbourhood for residents and visitors as well as providing a
link to the Welsh Harp.

Existing view from station road
towards the Broadway

Illustrative view from Station Road towards the Welsh Harp

Existing view from Broadway
towards Hendon Station

Illustrative view of new public space - Broadway Place
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181 - 193
Parade Terrace

Elevation of the Broadway (buildings for CPO highlighted in red)

T el f o r d R o a d

195 - 197
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Aerial photo of the Broadway (buildings for CPO highlighted in red)
Ramse y Cl o se
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4.7

A New Part of the Broadway

4.7.1

One of the principal studies undertaken as part of the
masterplan review was to understand the condition of the
buildings on the Broadway so that these properties could
be retained and in order to reduce the land take forming a
proportionate balance between the need to regenerate, reduce
CPO cost and to maintain social continuity.

4.7.2

We identified buildings that can be kept and looked at ‘soft
spots’ that can be repaired but the aim was to improve
viability. Many buildings along the Broadway are not in use
with the impact of the economic downturn visible. However,
these buildings have potential to be re-used and form part of
the historic character of the area with the empty plots offering
opportunities for growth and future development. Below are
the key CPOs on the Broadway:
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Ramse y Cl o se

233

No. 181-193 the Broadway: to enable a new public space
No. 195-197 the Broadway: to enable a new public space
No. 229-231 the Broadway: to improve the street frontage
No. 233 the Broadway: to allow for highways improvement
No 234-236 the Broadway: to allow for highways improvement
Deerfields Station Road (Extent of CPO to be confirmed): to
facilitate road widening
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229 - 231
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View towards Station Road and the Broadway (The Green and Broadway Place)
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4.8

New Public Open Spaces

4.8.1

The masterplan is structured around a coherent framework
of public places each with a distinctive character that relates
to the sites context ranging from the urban character of the
Broadway through to the natural character of York Park.

4.8.2

The key public open spaces are:

1
2
3
4
5

Pocket Parks
Link spaces
Broadway Place
The Green
York Park

4.8.3

The two Key spaces are ‘The Green’ (3) and ‘York Park’ (4), the
following section look at these two spaces in more detail with
examples of similar spaces in terms of character and scale.

4.8.4

The Green is a more formal urban park also creating a visual
link from the Broadway to the Welsh Harp. The space evolves
from a formal urban space (Broadway Place) at the entrance to
The Scheme to a more informal new York Park along the edge
of the Welsh Harp (SSSI site).

4.8.5

The new York Park is a linear park stretching from south all
along the eastern edge of the Welsh Harp and is 20m wide at
it narrow points but widens amongst the new buildings. This
park also includes and incorporates the protected Memorial
trees and a wide range of play spaces.

3
1
4
2
5
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Hammarby public space

St James’s Park

St Andrews, Bromley-by-Bow

BBC Centre, White City
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Brindley Place, Birmingham
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Broadway
Place

3

The Green

Broadway Place and The Green
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Hammarby public space

Olympic Park

Olympic Park

4

The new York Park
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Paris Parc
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Silk Stream
bridge

Cool Oak Lane
bridge

Bridge locations in outline application

Cool Oak Lane bridge
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