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01. Introduction
This addendum has been prepared in support of an
amended design proposal, developed in response to
comments and concerns raised by Council Consultees
during the planning process. In particular these relate
to Highways issues and the concerns raised by the
Council’s arboriculturalist regarding retention and
protection of trees on and adjacent to the site.
This addendum to the Design and Access Statement has
been prepared by YEME Architects on behalf of Hamara.
The document illustrates and explains how the design of
the building has been developed to respond positively
to the Consultees comments whilst still seeking to
optimise the potential of the site and provide an
enhanced facility that includes social, enterprise and
community uses in addition to the existing sports and
recreational facilities to better serve the community.
The redevelopment seeks to contribute positively to the
area in which it is set and the bold contemporary design
will ‘showcase’ the centre and the facilities provided
within.

02. The brief
The brief for the project remains as stated in the previously submitted
design and access statement to which this document forms an addendum.
The redevelopment of the Centre will provide a built environment that
will host and nurture a range of economic, leisure, health and community
initiatives within a building that celebrates the community and
encourages access and participation.

In addition to meeting the requirements of the client organisation’s brief
the design of the building and the site layout have been amended to
take account of the concerns raised during the planning process by the
Local Authority Landscaping and Highways consultees. Theses can be
summarised as:
Landscaping / Arboricultural

The new Cockburn Centre will:
 Create a focal point for the local community that is accessible to all.
 Support and integrate adults with learning disabilities.
 Stimulate enterprise in the most deprived residential areas of South
Leeds.
 Target the economically inactive households within the locality.
 Provide free employment and enterprise support to the local
community.
 Provide high quality managed office spaces for local start-up
businesses.
 Provide enhanced community sports and recreational facilities.
 Support a community café culture.

The building will have an adverse effect on the mature tress situated on
the adjacent plot along the north east boundary of the site:
 The building encroaches into the root protection zones
 The building is situated in such close proximity to the tree canopies
that construction and maintenance would require the canopies to be
cut back to such an extent as to adversely affect the health of the
trees.
Removal of trees to the front of the site is not desirable
 This comment relates specifically to tree T4 as identified on the tree
survey.
Highways
There should be some parking provision within the boundary of the site.

The client is looking to develop a building that will engender the same
outcomes as the previously submitted proposals:








People with learning disabilities will have increased quality of life.
Local people’s health and wellbeing is improved.
Local people are more physically active/able to maintain high levels of
physical activity
.
Community cohesion is improved.
Young people have better access to sports and personal development
opportunities.
Local people have increased access to jobs and improved skill.
Local organisations have increased capacity to deliver sport and
wellbeing activities for local people.
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03. Design rationale
The site layout has been amended in response to the
comments and concerns raised by consultees during the
planning process. In oder to achieve this the building
layout has been re-planned. However, the principle tenets
informing the design remain unchanged:
 Enhancement of facilities / premises / accommodation for
existing uses to ensure continuance of use / sustainability










of use on the site.
Retention and addition of community facilities to the
benefit of the local community.
Appropriate choice of materials to reflect the unique
function of the building within the context of this
predominantly residential area.
Respect for the surrounding / adjacent buildings.
Re-invigorating the street with an active, transparent and
accessible frontage.
Melding a range of uses within a coherent built
composition.
Engendering social interaction and exchange of skills and
ideas.
A design that integrates sustainable solutions at its core.
Multiple, integrated uses within a simple built form.

Creating a building scale that responds to the context.
Building frontage set back from back edge of pavement:
Respect building line of terrace to the SW.
Create open, active, communal, social garden space
between street and building.
 Garden space – landscaping provides a buffer between
the street and the building.
 Landscape impacts on the street in a positive way.
Added to these are:
 To have minimal impact on the existing trees adjacent the
site.
 To retain existing trees on the site where possible
 To provide disabled car parking spaces within the site
boundary

1

Double height sports hall to rear
of building plan

2

Community facilities located to the front of the
building plan creating an active frontage
Building frontage set back to create a
communal garden/seating area providing a
buﬀer between the street and the building






3

Building frontage respects the line of the
terraced dwellings to the SW.

4

Dynamic form articulates the internal spaces and
reduces the perceived mass of the building

Building set back from north east boundary
to protect adjacent trees and provide
pedestrian access to the MUGA
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03. Design rationale

1. Building frontage set back from
back edge of pavement.
2. Creation of open garden space
between street and building.
An active social and communal
resource.

4

6

3. Landscaping provides a buﬀer
between the street and the
building, impacting on the street
in a positive way.
4. Double height sports hall.

6

5. Clerestory glazing allows
diﬀused southern light into
the interior of the building. A
combination of clear glazing and
polycarbonate sheet.

6

6. Mineral ﬁbre board cladding.
7. Community facilities / hub
located at the front of the site for
access, visibility and presence.

6
5

8. External route down side of
building from street and building
entrance to MUGA.
9. Building set back from north
east boundary to protect mature
trees.

7

1
10

2
3
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10. provision of 2no. disabled
persons car parking bays adjacent
the main entrance.

04. The proposal
04.01

GENERAL DESCRIPTION

The overall design aims to create a
legible, distinctive and well-articulated,
mixed use building that will read as a
single contemporary development set
sympathetically within its context.
The relationships with neighbouring
buildings have been carefully assessed
with consideration given to scale,
massing, proportion and aspect.
The overall proposal is a complementary
addition to the streetscape, serving
to improve the area both in terms of
visual amenity and in the creation of a
distinctive and visually striking building.
The building is easily legible both
externally and internally where the
interconnecting and overlapping volumes
articulate the space and distribution of
the diverse range of functions housed
within the building.
The building is a synthesis of individual
elements and forms combined to produce
a coherent architectural composition.
A balance between openness and
enclosure, transparency and solidity and
the delineation of private and public
space produces legibility of the different
elements of the development.
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04. The proposal
04.02 / 03

USE & AMOUNT

The development accommodates the following:
Sport and Leisure:

Cafe:

Multi-use sports hall
Fully accessible changing facilities
Equipment storage
External hard surfaced multi-use
games area
Training kitchen
Servery
Seating

Community Hub
Halo and Training
Office and Meeting
Office Suites
Social hub
Viewing gallery

The principle of community focused leisure and
sporting use on the site is already established.
The current uses are to be incorporated into the
redeveloped and expanded Centre with improved
changing and ancillary facilities serving an expanded
multi-use sports hall, meeting the requirements of
Sport England, and MUGA.
The new social, community and economically focused
uses are developed to support and enrich the local
community.

PG 8
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04. The proposal
04.04

L AYOUT

The building layout has been developed from that
previously submitted as follows:
The double height sports hall is located to the rear of
the building and rotated through 90 deg. so running
parallel with the long boundaries of the site.
The social / community facilities remain at the front
of the building. The planning of these areas has been
adapted to accommodate the re-orientated sports hall.
Single storey ancillary facilities (refuse store / plant /
sports hall store) run along the south west side of the
building.
These amendments to the building layout result in a
narrower building footprint. This enables the north
east elevation to be located further away from the
north east boundary and outside the root protection
zones of the adjacent trees and sufficiently distant
from the tree canopies to not adversely affect current
and future growth. The increase in the distance from
building to boundary provides the opportunity to
create a generous pedestrian access down this side of
the building from the front of the site and the building
entrance to the MUGA, located at the rear of the site.
The building is set back from the back edge of
pavement. The ground floor plan respects the building
line of the terrace of houses to the south of the
site. The frontage of the site is opened up to form
a generous entrance area, community garden and
outdoor seating and socialising space, entered from
Primrose Lane.
Two disabled persons car parking bays are located
directly adjacent the pedestrian route to the entrance
and covered, secure cycle parking is provided alongside
the route from the entrance to the MUGA.

Site Layout
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04. The proposal
As with the previously submitted proposal,
the building consists of two distinct primary
functions and these are distributed so
as to place the community, social and
entrepreneurial facilities to the front of the
site where access and visual connectivity
with the street and the wider community is
maximised.
The sport and leisure facilities which consist
of multi-function sports hall, changing and
ancillary accommodation and which do
not require natural light or external visual
connectivity are located at the rear of the
building plan.
Physical and visual connectivity between
these two main functions is achieved
through ‘free flow’ circulation between the
‘Hub’ and the sports facilities with views into
the sports hall provided at both ground
and first floor levels. This integration of the
functions within the building will enhance
user experience and cohesion.
At ground floor level the changing and
ancillary areas are placed between the openplan community areas at the front and the
sports hall at the rear of the plan.
The angled, projecting entrance porch is
easily visible and identifiable from Primrose
Lane as the main entry point into the
building for staff, building occupiers and
visitors.
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Ground Floor Plan

04. The proposal
Within the building a generous open-plan community hub
and cafe area extends upwards to form a double height space
that contains the lift and staircase. Around this double height
space the various functions are arranged, maximising the
opportunity for views into and across the open-plan areas.
This encourages engagement between different building
users which in turn will lead to social interaction, one of the
building blocks of community life.
The ground floor areas are generally socially focused whilst
functions requiring a greater degree of privacy are located at
first floor.
Here the opportunity for informal interaction is also facilitated
by the generous gallery space where informal meeting and
working pods are located. Interaction, skill-sharing and
knowledge transfer opportunities are encouraged through the
provision of informal refreshment facilities at this level.
The gallery provides views down into the sports hall. From
the1st floor open balcony / deck views into double height
volume and into the sports hall provide visual connectivity
between the two main functions of the building.
First Floor Plan
The community hub, with its social facilities promoting
informal integration is located at the heart of the building,
providing access, visibility and presence.
Clerestory glazing allows diffused southern light to penetrate
the interior of the building. Double height volume gives
access to community, business and leisure facilities.
The movement of people through this volume is expressed
through the ‘free-standing’ lift shaft and feature stair. This
volume is conceived as a vibrant urban space, a combination
of internal street and town square.

view from the 1st floor galler y

view of the the entrance area and reception
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04. The proposal
04.05
SCALE AND MASSING
The building is composed of three distinct
forms:
 Sports hall – ‘double height’ volume.
 Ground floor entrance and community spaces
– expressed as a single storey volume to the
front of the building.


First floor community spaces – set back and
angled from the ground floor frontage –
reducing the perceived mass of the building
and introducing a dynamic form that
articulates the internal spaces.

Though each form is expressed the composition
is unified through:
overlapping of the basic forms
choice and distribution of materials and a
consistent parapet height.
The building frontage is single storey and a
half, creating a scale that is sympathetic to the
surrounding two story terraced housing.
The Sports Hall volume is moved into the centre
of the site.
The extension of the single storey element down
the south west side of the building articulates
the massing and reduces the scale and impact
of the building when viewed from the terrace of
dwellings to the south.
The residential properties that adjoin the
development to the north are screened from it
by the mature tress that run along the boundary
with the site.
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The difference in ground / floor levels between the
adjacent properties and the development, a result of
the gradients across the site, results in a perceived
reduction in relative heights between the existing and
the new buildings.
The choice of a neutral palette of materials and
their simple distribution across the building facades,
particularly the sports hall elevations, creates a
building that is visually discrete and unobtrusive.

04. The proposal
04.06

APPEARANCE and MATERIALS

Three distinct elements visually unified through
the use of a consistent, simple palette of
materials:
 Facing brick
 Mineral fibreboard cladding


Glazing and polycarbonate panelling

The Southeast Elevation
The ground floor frontage is predominantly
glazed, providing views of the building interior
from the street and garden whilst also affording
views and access from the ground floor cafe and
community hub out into the communal garden
and seating areas.
The 1st floor frontage is predominantly glazed
bringing light into the heart of the building and
reducing the visual ‘weight’ of this element of the
building.

southeast elevation

southwest elevation
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04. The proposal
At first floor level this elevational treatment extends
on to the west elevation as an expression of internal
functionality and external visual articulation whilst
the ground floor elevation is treated as a solid brick
plinth. This consistency in the distribution of solid,
translucent and transparent materials is also an
expression of the buildings volumetric composition.
The negative effects of solar gain and glare due
to extensive south and west facing ‘glazing’ are
ameliorated by the use of translucent polycarbonate
panels combined with areas of glass.
The north elevation and rear portions of the
east and west elevations are treated simply; the
brick plinth wrapping around the building with
mineral board cladding above creating a ‘two-tier’
composition which helps to reduce the mass of
the double height volume of the sports hall. The
brickwork ‘plinth’ is interrupted on the north east
elevation by a cluster of simple rectilinear window
openings bringing natural light into the ground and
first floor office suites.

nor theast elevation
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nor thwest elevation

04. The proposal
04.07

BUILDING FORM AND MATERIAL PRECEDENTS

A Composition of Rectilinear and Cuboid Forms

Translucent Polycarbonate

Natural Finish Fibre-cement Panels

Combining a Simple Palette of Harmonious

Grey-blue Facing Brick
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04. The proposal
04.08

L ANDSCAPE



Creating an attractive environment with yearround colour and interest;
Soften the proposed development, acting
as a buffer to mitigate visual impacts whilst
maintaining desirable intermittent views
across the local context;
Planting native hedge species which

The landscaping proposals provide a vibrant,
social, community garden and entrance to the
building.



A combination of hard and soft landscaped



areas create the opportunity for informal
social interaction with seating areas for the
cafe, informal seating and planting adjacent
to the main entrance into the building and
the opportunity for a community gardening
group to become involved and responsible
for additional planting, garden features and
seating within the major green areas.
This opportunity for community involvement is
an integral element of the ethos of the Centre.

complement and enhance existing landscape
context and provide shelter for wildlife;
 Incorporating an ornamental style to the
areas surrounding the community garden and
entrance plaza;
 The tree planting will include such species
as multi-stem Betula utilis Jacquemontii and
fastigiate Pyrus calleryana “Chanticleer”.
These small - medium tree species are
relatively low maintenance and will bring
seasonal interest.
Low maintenance, shrub and herbaceous planting
is proposed in the communal garden area and to
the entrance plaza, enhancing these areas and
forming a soft buffer between the building and

Along the north east boundary existing
ground levels are retained within the root
protection zones to ensure there is no damage
to the trees adjacent to this boundary. A hard
paved access route runs along the side of the
building with a soft landscaped zone between
this and the boundary.
Along the south west boundary vertical
planting screens provide privacy for
neighbours and a continuous soft edge is
provided where there are changes in level
The planting strategy seeks to provide a mix
of species to provide aesthetic qualities and
enhance the biodiversity of the external built
environment by:
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the wider street-scape along Primrose Lane. This
planting will consist of species such as larger
Amelanchier lamarckii specimens, Ceanothus
‘Blue Mound’, Philadelphus ‘Belle Etoile’ and
Perovskia ‘Blue Spire’. Native hedgerow planting
of Carpinus betulus is proposed adjacent to the
entrance plaza creating strong linear features.

05. Access
The proposed development will be designed and
developed in consideration and understanding of the
principles of inclusive design.



Consideration has been given to:
 The general arrangements for approach to the
development site, routes through the development,







parking and entrances, circulation within the
building, and the provision of facilities to meet the
needs of differently abled building users.
The requirements of all users and in particular
people with learning difficulties, mobility
impairments, vision and hearing impairments and
those with mental disorders. Issues relating to
older people and people with small children are
also considered.
The relevant access standards, policies and
regulations.

Throughout the design process the following tenets
have been applied:
 To ensure that appropriate standards for








accessibility are met at the outset and as part of
mainstream inclusive design wherever possible.
To design inclusively, designing beyond the
minimum requirements of the Building Regulations
Part M.
To ensure that all people, regardless of age, sex or
ability can use and enjoy the built environment.
To address the future needs of an anticipated,
substantial increase of older people in proportion
to the working-age population.
To meet the aims of the Disability Discrimination
Act 1995 (2005 as amended) and the Equality Act
(2010), where applicable.

To follow design guidance given in relevant
British Standards and other currently published
good practice guidance relating to the needs of
disabled people.
The common parts of the development, including
the exterior approaches and routes between car
parking spaces and the building are designed to

of all abilities.
Signage will be designed to facilitate way-finding
and orientation across the site.
The garden areas are to be developed and
maintained by the local community and priority will
be given to the inclusion of sensory planting and
appropriate maintenance of all external areas.

be as inclusive as possible.

The Development: External
Two disabled persons car parking bays are provided
within the curtilage of the site and are located
adjacent the main pedestrian access route into
the building. In addition to this there is ample
opportunity for on-street parking on Primrose
Lane in close proximity to the site boundary and

The Development: Internal
Circulation:
 Door widths and setting-out, positioning and type
of ironmongery are all designed to aid movement
throughout the building by persons of all ability.
 Corridor widths and configuration will
accommodate wheelchair movement and
manouevring
 Stairs will be designed to meet Document M, with
dimensions that suit ambulant disabled people
and tonal contrast to aid people with impaired
sight.
 The lift will be designed and specified to meet
the requirements of Part M of the B. Regs

pedestrian access points into the site. Primrose Lane
is level as is the route from pavement to building
entrance.
Routes are clearly defined and careful consideration
has been given to the choice of external materials to
ensure paved surfaces are easily usable by those with
physical difficulties.
The main entrance into the building is covered,
illuminated and has a level threshold.
At the detailed design stage consideration will be
given to the provision of entry systems including
video, audio and pass card systems. If adopted, these
will be designed and located to be used by persons

with a minimum internal car size of 1100mm
x 1400mm, a clear landing adjacent the doors
of 1500mmx1500mm and controls and audio
indicators to facilitate ease of use by all.
Facilities
 Wheelchair accessible w.c’s are provided on both
floor levels.
 Changing facilities are planned to accommodate
use by disabled persons with shower and wc
provision for ambulant disabled.
 A full assisted accessible changing room is
provided, equipped with hoists and specialist
equipmen

The proposal maximises access to all parts of the
development, its facilities and services for occupants,
visitors and members of staff regardless of ability or
impairment, following the requirements and guidance
contained in local, regional and national policy.
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06. Sustainability
At the heart of the development is the principle of
sustainability.
This view of sustainability goes beyond the physical
built form and encompasses every aspect of the
Centre from its conception, community focus,
adaptability and longevity.
Use of the site
A range of facilities that compliment each other and
ensure the long term viability of the Centre.
Opportunity for adaptation of the offer to increase
the longevity of Centre.
Significant benefits to the community
Economic generation.
Community involvement.
The building has been designed in collaboration with
a BREEAM assessor, sustainability consultant and M&E
consultant to ensure that all aspects of the design are
integrated.
Sustainability measures include:







Specification of materials used in the construction
of the building.
Performance specification of building components.
Design of a ‘low tech’ heating and ventilation
system incorporating natural ventilation to the
offices, community hub and sports hall.
Construction Management
Building management
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