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Introduction
In Autumn 2016, Jacksons Lane submitted a funding 
proposal for the refurbishment of their building to the 
Arts Council. 

The bid, drawn up by Citizens Design Bureau 
Architects was one of only two projects in London 
to achieve one of the Arts Council’s Large Capital 
Grants. The successful application is however, 
predicated upon the organisation securing a long 
term future lease or freehold as well as match 
funding. 

Within a climate of budget cuts to Local Authority 
public services across the board, Jacksons Lane 
have looked for creative and forward thinking ways 
of bringing complimentary functions together and 
making the most of public funds raised. In that 
context, the Jacksons Lane Board proposed to 
Haringey Council in March 2017 that they would 
be interested in considering sharing their site with 
Highgate Library. Shortly afterwards, this proposal 
was shared with Highgate Library Action Group 
before agreeing to proceed with the feasibility study.

The proposal would necessitate the sale of the 
current library site thereby leveraging funds to pay 
for a new library and refurbishments to Jacksons 
Lane - a level of investment that would otherwise not 
be forthcoming, potentially safeguarding the future of 
both organisations.

The proposal does however have a significant 
potential impact, including the loss of a purpose 
built, much loved and locally listed public asset - 
the library. Co-locating the Library on the Jacksons 
Lane site would also have a significant impact on the 
revenue and operational model of Jacksons Lane. 
These and other issues are beyond the scope of this 
Architectural study and will need to be looked at in 
detail separately.

Citizens Design Bureau have been appointed to 
look at the Architectural feasibility of co-locating 
both functions and to involve members of staff, local 
interest groups and members of the public in the 
process. 

Citizens Design Bureau have undertaken detailed 
briefing workshops with staff of both organisations 
as well as local interest groups and members of the 
public. The engagement process is to involve four 
engagement sessions, three of which have taken 
place and the fourth being a presentation of these 
conclusions. The purpose of these sessions has 
been firstly to introduce the idea before any design 
work has taken place to gauge public opinion on 
the premise of the idea. Secondly the process has 
been conceived to ensure that a broad range of 
stakeholders are involved and are able to comment 
on developing design thoughts. 

It is important to clarify however that this report has 
been commissioned by Jacksons Lane and is not 
a formal public consultation. Haringey Council will 
need to propose an appropriate process of public 
engagement if the project is to move forward.

The scope of this study is to explore the architectural 
feasibility of co-locating Highgate Library onto the 
Jacksons Lane site whilst meeting the key brief 
requirements of both Jacksons Lane Theatre and 
the Library. 

For the purposes of this study, ‘architectural 
feasibility’  includes:

Architectural design including: 
- Functionality of space planning
- Quality of architectural volumes and details
- Quality of natural light
-Technical feasibility (acoustics, structure, 
services)
- External and internal appearance
- Heritage and Conservation
- Accessibility
- Sustainability
Social impact and community opinion
Construction Cost (including fees, VAT, inflation)
Planning risk
Funding risk (taking into account the terms of Arts 
Council funding)
Programme risk

The study does not take into account other very 
significant issues which will need to be assessed prior 
to a full assessment of feasibility being conclusive 
such as:
:
Legal implications of co-location including 
leasehold arrangements.
Revenue implications for Jacksons Lane caused 
by loss of space
Maintenance arrangements
Operational management of the site

It is important to note that the Haringey Council 
Cabinet have voted to financially support Jacksons 
Lane regardless of the outcome of this feasibility 
study. This is significant in ensuring that a co-location 
project only goes ahead if it is clearly feasible in 
Architectural terms as well as on a number of other 
key measures. 

Scope of the study
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Executive summary
Engagement:
The study has involved the following engagement 
sessions:
Session 1:
Detailed briefing sessions with staff of the Library 
and Jacksons Lane
Session 2: 
Briefing and introductory session with the public
Session 3: 
Daytime and evening sessions to go through and 
discuss architectural proposal options and fill in 
feedback questions.
Online engagement:
A simple website has been setup allowing the 
proposal options to be viewed and for feedback 
to be given via an online questionnaire. So far 78 
questionnaires have been received.

Architectural proposals:
Five architectural proposals have been developed in 
order to demonstrate a range of approaches which 
look at the balance between providing good quality 
and viable spaces for the Library and Jacksons Lane. 
The range of options show an emphasis to varying 
degrees towards one or the other, with the most 
viable option providing a good balance between the 
two.

A design team involving Architects, Structural 
Engineers, Services engineers and Acousticians 
have informed the process with costings drawn up 
by a Quantity Surveyor.

The engagement process has elicited comments 
which have been incorporated, including a request 
for a further option from the Council, which responds 
to conservation concerns in particular.

Statutory consultation:
During the process, Citizens Design Bureau have 
sought detailed briefing from Haringey Library Services 
as well as having held round table discussions with 
the Leader of the Council and representatives from 
property, planning and conservation departments 
including site visits. Historic England have also been 
consulted specifically in relation to conservation 
issues and the proposal to extend the building to the 
front, although they would have no formal role in the 
planning process.

Summary of conclusions:
The summary of our findings is that although in the 
narrowest architectural sense, it is feasible to include 
a good quality library on the Jacksons Lane site, there 
are significant caveats which when taken as a whole 
severely impact upon the feasibility of the project.
1) The cost of including the library space on the site, 
significantly exceeds the predicted capital receipt 
from the sale of the library even before factoring in 
relocation costs etc.
2) The overall size of the principal library space 
increases in our proposals but there is a reduction in 
support spaces : meeting rooms, storage, staff space 
compared to the existing building.
3) Significant conservation concerns have been 
raised and although Historic England have raised no 
concerns, the level of public interest would suggest 
that the planning process will not be straightforward.
4) The revenue impact for Jacksons Lane could make 
the organisation less sustainable in the long term. 
This has been analysed in a separate internal study 
by Jacksons Lane that has informed this study.
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Design Team
Architects Citizens Design Bureau
Services Skelly & Couch Ltd
Structure Momentum 
QS  Bristow Johnson Ltd. 
Theatre tech Charcoalblue LLP

Citizens Design Bureau is an award winning 
Architecture practice established by Katy Marks in 
2013. Katy previously worked at Haworth Tompkins 
where she was project Architect for the National 
Theatre Studios, Young Vic and most recently 
project Architect on the Stirling Prize winning 
Everyman Theatre. She was recently shortlisted for 
the emerging woman architect of the year award.  
The company has a broad range of experience in 
Arts, Theatre and community projects - from tiny 
organisations run on a shoestring, to established 
producing theatres as well as currently working 
on library proposals for the London Legacy 
Development Corporation on the Olympic site. 
Current and recent projects include: The new 
Sondheim Theatre for Sir Cameron Mackintosh, 
Hackney Showroom community theatre, the new 
Manchester Jewish Museum and refurbishment 
of a Grade II* Listed synagogue, Private House 
for Stephen Daldry, Clitterhouse Farm community 
cafe and the refurbishment of the Royal Court 
Theatre bar with Lyndon Goode. 

Working with highly experienced consultants, 
who each bring a diverse portfolio of work, 
allows the team to draw on an understanding 
of genuine community engagement, balancing 
sometimes conflicting creative, ecological and 
heritage concerns whilst working to exacting 
budgets. In particular the team are experienced in 
projects involving complex and onerous reporting, 
procurement and monitoring processes without 
turning the project into a box ticking exercise that 
loses sight of a creative vision.

The Hackney Showroom

The Manchester Jewish Museum

The Royal Court Theatre Bar & KitchenThe Sondheim Theatre for Delphont Mackintosh
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Jacksons Lane Theatre

Jacksons Lane is the flagship arts and cultural venue 
in Haringey, creating a year-round programme that 
encompasses the best in contemporary performance, 
arts participation, cultural education and outreach work for 
both its community and the sector as a whole. Jacksons 
Lane are committed to leading the way in the creation, 
production, presentation and collaborative development 
of contemporary circus and theatre arts. Jacksons Lane 
exists to empower, and ignite creativity within diverse 
communities and works tirelessly to overcome traditional 
barriers - including age, socioeconomic background and 
geography – to achieve full engagement with the arts 
for everyone. Since 1975 Jacksons Lane has been a 
key cultural and social hub for North London and they 
currently work with over 3,800 people every week as a 
National Portfolio Organisation of Arts Council England. 
Jacksons Lane are a key strategic partner for the delivery 
of Haringey Council’s plans to make Haringey a great 
place to live and work; and in receipt of multi-year grants 
from BBC Children in Need, DCMS, John Lyon’s Charity 
and City Bridge Trust to support the organisation’s large-
scale participation and education work with diverse 
communities across London. 
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Jacksons Lane Brief: 
Needs & Objectives

Creative excellence : Auditorium
The current auditorium is intimate and 
atmospheric, but suffers from uncomfortable 
seats, unstable and inflexible rostra along with 
outdated, inaccessible, unsafe and awkward to 
use technical equipment. 

Key brief elements include:
- New, comfortable and flexible seats
- Improvements to rostra to reduce wobble and 
noise
- Layout changes to aisle positions and stage size 
that are straightforward and safe to change.
- Improved control position with full visibility of the 
stage through removal of the tension wire grid.
- Update AV and lighting equipment.

Creative excellence : Back of House
Current backstage facilities are cramped in some 
places and underused in other areas. There are 
no rehearsal or green room facilities.

Key brief elements include:
- increased office capacity
- rehearsal and green room space where possible
- improved and better located storage & tech 
workshop
- refurbished and accessible dressing rooms

Existing Jacksons Lane seating Ex. view to stage from control desk
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Brief: Needs & 
Objectives

Creative excellence : Studios
Although the studios are of a decent size, all of 
them are spatially compromised.
Each studio suffers variously from awkward 
relationships to the existing, heritage structure: 
Columns in the middle of studios, former stained 
glass windows are cut off by newly inserted 
floors, makeshift ramps running through prime 
usable floor space, lack of daylight in oddly 
proportioned spaces, lack of storage. Most 
notably, the spatial adjacencies of the studios 
cause significant acoustic problems.

Within studios, improvements to sound, 
lighting, flooring and mirrored wall finishes are 
essential.

Key brief elements include:
- Re-plan studios to prioritise quality and 
usability of space over floor area.
- Improve acoustics by introducing lobbies and 
buffer spaces between studios and other areas.
- Intriduce dedicated storage.
- Improve finishes for use as multi-purpose 
movement, drama and community use rooms.

Existing space 2 with long low ceiling and ramp

studio

Space 4 with column, Space 3 with ‘cut off’ windows
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Brief: Needs & 
Objectives

Future proofing
Services throughout the building are failing. It 
is currently impossible to adequately control 
heating, cooling and ventilation in each of the 
spaces individually. Centralised controls in spaces 
with different uses and climatic conditions are 
inherently problematic. Both the building fabric 
and services systems are inefficient which costs 
the organisation money in high running costs as 
well as being environmentally unsustainable.

Key brief elements include:
- A fabric first approach to introduce fabric 
insulation to the roof in particular where practically 
possible.
- Introduce zonal control for heating systems
- Re-wire areas with new room layouts.
- Take a passive approach to ventilation, 
introducing opening windows and vents except 
for acoustically senstive areas where mechanical 
ventilation will be allowed for.
- Introduce PV panels to South facing roof.
- Improvements to AV, sound and lighting in every 
studio and front of house space as well as newly 
created rooms.

Financial sustainability
In order to be sustainable, it is essential for 
revenue raising potential to be increased in every 
area: auditorium, studios, public areas and even 
back of house space. Key brief elements include:
- Increase audience capacity
- Introduce new lettable office spaces
- Improve and enlarge foyer, cafe and bar areas 
to increase dwell time of all building users.
- Make better use of underused areas of the 
building to ensure best value.

Previous stage 1 proposalexisting Current  proposal

* seats in red denote additional 
to existing provision
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Attracting a new generation
Every Arts organisation faces challenges to attract 
new and diverse audiences. The development 
should approach this challenge holistically in 
addition to the auditorium and studios.
Key brief elements include:
- A more attractive, spacious cafe and bar as a 
destination in its own right.
- Ample waiting areas, as well as cosy niches for 
informal, private or group gatherings
- A new, more compact box office.
- Better toilets in a more convenient location.
-Office spaces for emerging Arts organisations.
- Potential to use studio 5 as a secondary 
performance space for upcoming talent. 

Visibility 
The building is currently not welcoming. It continues 
to look like a Church, the function of the building 
is unclear and the entrance location is confusing. 
Many visitors try to enter through the old Church 
porch only to find it blocked up.
Key brief elements include:
- Visibility into the building
- Clarity of entrance location
- Clarity of function and ‘what’s on’ info.
- A sense of the ethos of Jacksons Lane
- Improvements to hard landscaping

Accessibility
The building is spread across a complex series of 
levels and half levels on a sloping site presenting 
a difficult challenge:
- Ensure level access to all public areas of the 
building.
- as well as accessible dressing room, office and 
control desk.

former church entrance Jackson’s Lane theatre existing street frontage

Existing cafe
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About Highgate Library

Highgate library was purpose built in 1902. It is located 
at the top of Shepherds Hill near the tube station in a 
predominantly residential area off the Archway road.  The 
library is not visible from the main Archway Road and 
therefore does not reap the benefits of high footfall. It is 
however a beautiful, purpose built building that is much 
loved and offers a quiet, peaceful library space.

The library offers a range of core library services on the 
ground floor which include books for adults and children, 
DVDs, newspapers and public access computers.  There 
is a range of activities for children, especially under 5s. 
The service that is currently provided is determined by the 
configuration of the space which has limited flexibility.  For 
example, there are three meeting rooms on the first floor 
which are not fully accessible.

Over recent years library usage has declined nationally and 
Highgate library is no exception.  Whilst the library is held 
with great affection by those that use it, the usage figures 
are low in comparison to the other branches in Haringey 
with the same population levels. Highgate has the lowest 
visitor numbers of all six branch libraries in the borough.

Haringey is one of the few local authorities in the country 
that has continued to protect and improve its libraries. The 
Council remains fully committed to retaining a full library 
service across the borough and welcomes opportunities 
such as this for Highgate. The Jacksons Lane proposal 
could allow for the library services to be improved by 
enhancing the learning and cultural offer to secure a 
purpose built 21st Century library for another 100 years as 
it did in 1902.

In the context of the reduction in local government funding 
over the last ten years, it is crucial for the Council to 
explore and consider all opportunities that are presented, 
especially those that have the potential to safeguard the 
service into the future.  
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Highgate Library statistics
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Library Brief

Our Vision is one of a vibrant, modern and inspiring public 
library, equipped to serve a 21st Century society, being 
sustainable and relevant to the changing needs of the 
community it serves, whilst helping everyone achieve their 
full potential.

This will be achieved by:

·      Highgate Library enabling individuals to access reading 
and literacy for themselves while supporting those that may 
need it.

·      Highgate Library will develop its digital access, enhancing 
digital literacy in the community supporting those that may 
need it.

·      Highgate Library will enrich peoples lives by working 
hand in hand with Jacksons Lane, broadening its cultural and 
creative offer for the community. 

Judith Walker, Head of Library Services

Libraries are welcoming, free, non-judgmental, safe, 
inspiring and available to all. They are places of 
culture, learning and contemplation, of fun and social 
engagement. There are no boundaries in libraries except 
to ensure respect and consideration for others. The 
spaces that library services are in should reflect these 
values as should the people that work there.

Libraries are amazing and unique places but they cannot 
stand still in a changing world.

The innovative proposal to co-locate the library within 
the new improved Jacksons Lane building is a unique 
opportunity to create a community facility that retains the 
best of both and builds on the synergies between the 
two to provide a great experience for the whole family or 
groups under one roof.  This could be a child in a circus 
skills class, a teenager doing homework, adults reading a 
book in the café waiting to pick up the children, attending 
a reading group session, using the free computers and 
much more.

There would be opportunities for crossover between the 
areas organically as people use the space in the way 
they choose to.  The library service and Jacksons Lane 
could also build a programme of activity together using 
shared expertise.

The high footfall at Jacksons Lane and greater visibility 
could expose the library to non-library users and increase 
library use, especially in the hard to reach groups such 
as teenagers and young people though Jacksons Lane’s 
youth board and extensive youth programme.
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Library Brief: Needs 
& Objectives

The services that are delivered at Highgate 
will reflect modern needs, anticipate future 
innovation and celebrate the past. Using the 
technology to free staff up from transactional 
work to allow them to focus on the customer 
and their needs. This may be helping 
with homework, using computers, book 
recommendations, reader development or 
storytelling and activities for children.

Care should be taken to ensure that the types 
of activity or usage of either service does not 
compromise the other. For example, a noisy 
children’s activity in the library would interrupt 
a quiet play reading and a noisy street dance 
class in the Arts Centre would interrupt a 
homework club in the library.

The library should be highly visible from the 
street and fully accessible. The preferred option 
would be for the library to be on the ground floor 
and one open plan space to allow for maximum 
flexibility so that the spaces can be adapted 
to suit different demands on the service now 
and over time, this will also facilitate the most 
effective and economical use of staff time.

The space should be light and airy with 
quality lighting, floor, wall and door fittings. 
The staff work space should be on the same 
level and within the library footprint, this will 
enable a member of staff who is working in 
the workroom carrying out stock maintenance 
work or preparing for activities to be present in 
the library from a lone working perspective, to 

be able to be responsive to customer demand to 
ease queues or to support colleagues with difficult 
situations when needed.

The two services should be connected to allow 
users of both services to flow freely between the 
two during common opening hours and to create 
a community facility that is well used and able 
to accommodate the whole family or group in 
whatever activity they choose to do, together or 
separately.

All spaces should be accessible for wheelchair 
users and pushchairs.
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Adults

A range of seating will include:
Comfortable seating
Table and chairs 

Children

Table and chairs for toddlers (under 5s) for reading and 
play activities
Story cushions
Comfortable seating for adults and children
Full size table and chairs for homework or craft purposes
A safe and containable area for play and storytelling 
sessions
Computers x 2
Wall space or boards for the display of children’s artwork 
and promotional activities such as the summer reading 
challenge
Young people

Comfortable seating
Table and chairs               
I-pad station

Display and promotion

In all spaces, there is a requirement to be able 
to display and promote stock by using specialist 
furniture and display stands.

Notice boards are needed for

Statutory notices
Community events
Library events
HLAG and Friends groups

Library Brief: Spaces
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Community spaces

Space is required for community groups, classes and 
meetings to take place. These spaces should provide 
accommodation for small groups of 4, 6-8 people 
and up to 15 people. These will have WiFi and have 
furniture that can be arranged to suit different needs. 
These can be shared but consideration needs to be 
given to the current use in the library and a pricing 
structure agreed.

Stock (the volume of stock is expected to remain 
the same)
Adult:
fiction – hard back and paperback
non-fiction – hard back and paperback
large print, audio books, newspapers and magazines
Audio visual material – CDs and DVDs
Young adults (teenage):
Fiction, Non-fiction, Graphic novels
Children’s books:
Picture books (under 5s)
First reading books (age 4-7)
Easy readers (learning to read age 5 - 8)
Junior fiction (primary, age 7 – 11)

Technology

Desk top computers with appropriate furniture x 4
Public access Wi-Fi 
ipads on stalks to access the library catalogue, 
order books, join the library.
Self- service book issue and return kiosks x 2 
and appropriate furniture to include returns and 
requested books shelf.
Public access MFD (printer, copier, scanner)
Charging points for smart phone devices.
Staff Other

-Small staff information desk in the public area with 
room for one staff computer to be used for enquiries 
and membership enquires. (All stock will be issued 
using the self-service kiosks) To be located to allow 
easy for lines of sight and access from all areas of the 
library
-Rest room facilities including kitchen, lockers, WC. 
These can be a shared space.
-Storage for spare folding tables and chairs for use 
during events of activities
-A Workroom for receipt of deliveries, stock work, 
preparation for craft based activities, counting and 
banking of cash. It will have:
-A work bench able to accommodate up to two 
computers and two draftsman type high chairs
- Shelving for stock
-Storage for craft materials and stationary should 
include date labels and book jacketing.
-A small safe
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Public Engagement
Citizens Design Bureau have been appointed to 
run 4 public engagement sessions, three of which 
have taken place. The final session will present the 
conclusions of this study.

The engagement sessions have involved briefing 
sessions with staff, Library and Arts Centre users, 
local interest groups, local councillors and heritage 
and conservation specialists.

The number of questionnaires that respond to the 
actual architectural proposals have been limited. 
This however is telling in itself as a reflection of the 
process and of the level of engagement and time 
that would be required in order to take this process 
forward.

78 questionnaires were received in total. 

Key concerns raised include:
Loss of a public asset in principle
Loss of space in new location
Potential development impact after sale of library
Doubts over the security of the long term library 
services
Acoustic separation of noisy and quiet activities
Loss of outdoor garden space
Conservation impact of extension to the building 
front.
Value for money of the project 
Validity of the process for determining feasibility 
without fully exploring options for the existing library.
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Conservation

The former Wesleyan Church on Jacksons 
Lane is a Grade II Listed building and Listed 
building consent will be needed for the project. 

In order to incorporate a library on the site, 
some extension to the building will be required 
in order to meet the spatial requirements of both 
Jacksons Lane Theatre and Highgate Library.

The two possible areas for extension are 
considered to be along the street frontage and 
to the side/rear along Jacksons Lane.

Our approach to the Listed Building is not only 
to seek to conserve but also to re-imagine the 
building and its usage in order to make it more 
accessible to greater numbers of people and to 
bring it back into life, ensuring that the heritage 
is shared, is valued and ultimately endures for 
years to come.

Wesleyan Church, Jackson’s Lane, Highgate 1908
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Principal elevation

The door to the old church is currently blocked 
up, yet this can still be mistaken as an 
entrance, and is confusing. It is hard for visitors 
to understand what Jacksons Lane Theatre is, 
and the current entrance to the building is well 
hidden and unwelcoming. The ramp dominates 
the street frontage with signage that obscures 
the entrance.

As a community arts organisation that 
seeks to welcome a diversity of visitors, the 
unwelcoming, difficult to navigate frontage 
is a significant issue. The current ramp and 
signage also have a negative impact on the 
Listed Building.

Jacksons Lane entrance area current
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Front extension

Historic England have raised no issue with 
a street frontage extension, whilst the local 
conservation officer has done so and concern 
has been raised by the Highgate Society. 

1) An extension at street level across the 
full width of the facade creates an animated 
plinth to the building. It also allows the former 
Church entrance vestibule to be re-opened to 
access the roof terrace above the street level 
cafe, bringing the facade back to life.

2) In response to concerns from the Highgate 
society and conservation officer, a more 
modest street level extension has been 
explored, retaining the steps up to the old 
entrance. This retains the integrity of the 
original entrance sequence but there is 
concern that this loses the opportunity to re-
open the original doors for public use - being 
inaccessible - and retains the appearance of 
a ‘blocked up door’ and ambiguity about the 
entrance location. The resulting size of the 
extension would also push the street level 
cafe to the edge of viability - although a full 
assessment of the business implications are 
not within the scope of this study.

1

2
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3 4

Side extension

3) In an effort to relieve pressure on a front 
extension, a larger extension to the side 
elevation was also explored. Although the 
side facade is of a lesser significance than 
the front, Citizens Design Bureau consider 
this extension to obstruct the building line of 
the terrace beyond in a way that is detrimental 
to the character of the street. It also doesn’t 
deliver a huge amount of additional space 
and complicates bin storage and fire escape 
arrangements.

4) A modest roof extension to the side, rear of 
the building provides additional space without 
breaking the building line and is therefore 
considered appropriate.deliver a huge amount 
of additional space and complicates bin 
storage and fire escape arrangements.
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Accessibility

Both the existing library and Jacksons lane 
present significant barriers to access at 
present. The principal ground floor areas of 
both buildings are only accessible by ramp. 
The ramp at Jacksons Lane is steeper than 
current regulations allow.

Internally neither the library or Jacksons Lane 
have functioning lift systems so significant 
parts of both buildings are inaccessible. Within 
Jacksons Lane, due to the topography and 
original use as a church, there are a number of 
split levels and steps throughout the building 
all of which need to be rationalised to create 
an accessible and welcoming building for all.

Creating an accessible proposal in the 
broadest sense is one of the core drivers for 
the project. This does not only include people 
with limited physical mobility but also people 
with learning difficulties, visual or hearing 
impairments as well as people coming from a 
range of backgrounds who need buildings that 
are clear, legible and welcoming.
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Sustainability

Central to the aims of the project is to create 
organisations that are positive contributors to 
our environment and that are both financially and 
environmentally sustainable.

Services throughout the building are failing. It 
is currently impossible to adequately control 
heating, cooling and ventilation in each of the 
spaces individually. Centralised controls in 
spaces with different uses and climatic conditions 
are inherently problematic. Both the building 
fabric and services systems are inefficient which 
leads to high running costs as well as being 
environmentally unsustainable.

The proposals include:
1) A fabric first approach to introduce fabric 
insulation to the roof in particular where practically 
possible.

2) zonal control for heating systems

3) Re-wiring to areas with new room layouts.

4) A passive approach to ventilation, introducing 
opening windows and vents except for acoustically 
senstive areas where mechanical ventilation will 
be allowed for.

5) Renewables to complement fabric 
improvements and efficient services: PV panels 
to South facing roof.

6) Improvements to AV, sound and lighting in 
every studio and front of house spaces.

7) Management, monitoring and awareness 
raising measures to ensure that all staff and 
visitors are aware of their environmental impact 
and have the tools to reduce it.
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Existing plans
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The building currently contains:
160 seat auditorium
1 large premium studio (upper level of the 
former church)
4 additional studio spaces
Foyer with separate bar and cafe spaces
2 no. front of house female WCS
1 no. front of house male WC plus urinals
Accessible WC and additional male and 
female WCs to the rear of the auditorium.
12 person office
4 person lettable office
2 group dressing rooms
Back of house stores, tech and ancillary 
spaces.
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Summary of Options
These option studies were carried out to explore the 
potential of adding a Library onto the same site as 
Jacksons Lane: 

The options range from finding the best-fit solution for 
the Library - with significant negative impact on Jacksons 
Lane through to finding the best-fit solution for Jacksons 
Lane, incorporating the Library with minimum impact, but 
with sub-standard Library spaces. Both these extremes 
are explored in options 1&2 and are deemed ‘not 
feasible’ because of the imbalanced impact on either 
Jacksons Lane or the Library. 

Options 3 and 4 look at a more balanced approach. 
Both assume sharing lift and stairs as a minimum, but 
could share WCs and entrance facilities, whilst also 
being possible to access independently from each other. 

All options involve the need to create some additional 
space to compensate for the loss of space to Jacksons 
Lane by incorporating the Library. The site is very tight. 
The only available area for additional building footprint 
is along the street frontage in the location of the ramp 
and to the rear. An option 5 was looked at briefly at 
the request of Haringey Council and involves a larger 
extension to the rear. The space to the rear however is 
very limited and for the added cost of an extension, it 
delivers little in terms of large scale space as well as 
adding significant logistic difficulties of fire escape and 
bin storage etc. 

All of the options therefore involve the addition of a 
street level cafe. This gives a visible street presence 
to the building and level access to the cafe, box office 
and information desk, with lift access up to the rest of 
the building. The library could be accessed through 
this entrance or independently either to the rear of the 
building - up Jacksons Lane as shown in options 1, 3 & 4 
or via an entrance further along Archway Road, through 
what is currently the theatre’s ‘stage door’, shown in 
option 2. 

Existing building
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Option 1
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This option looks at fitting the Library into the 
building with minimum disruption to Jacksons Lane 
i.e. achieving an equivalent library floor space to 
the current library reading room areas (not including 
meeting rooms and basement) This option however 
doesn’t provide the quality of space that would be 
a pre-requisite, with low ceilings and insufficient 
natural light. It is therefore considered unfeasible.
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Option 1
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Option 2

Street view

This option looks at creating a Library which takes 
advantage of the fact that the building is naturally 
split into two: the old church and church hall. By 
locating the library in the old church hall, it has street 
presence, with clear and accessible entrance, a 
generous main library space, offices and meeting 
rooms all accessible via ramp without the need of 
lift access. However it comes at significant cost 
to Jacksons Lane, who would sacrifice their main 
theatre space, which would move into the former 
church - compromising the heritage of the principal 
space as well as creating significant practical and 
financial constraints for the theatre. It is therefore 
considered unfeasible.
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Option 2

Option 2
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Option 3
This option balances the needs of both Jacksons 
Lane and the Library. A separate entrance to the 
library up is created up Jacksons Lane, with a library 
reading room formed by taking out part of the first 
floor to create a generous double height volume 
in front of the former altar window. Jacksons Lane 
and the Library would share lift and stair access 
with opportunities to walk between the two areas 
or keep them separate. Although Jacksons Lane 
would lose 2 studios, this option represents a net 
improvement in revenue compared to the current 
state (but less than in the original Arts Council 
bid) It is therefore considered feasible to be 
developed further.
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Option 3
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Option 4

Theatre

Studio 3

Children’s 
Library

Foyer

Terrace

Studio 4 /
function space

Bar

Adults’
Library

Dressing 
Rooms

Library
reception

Street level cafe

Kitchen

Theatre

Box 
Office

Tech stores

Stage 
Door

Studio 1

Adult
Library
Mezzanine

Office

Control 
booth

Office

Street level/Basement Ground floor First floor

Street view

This option seeks to create more library space 
to be equivalent to the floor area of the existing 
library building, whilst opening up generous spatial 
volumes, creating a beautiful library space. This 
would however severely impact on Jacksons Lane 
revenue by significantly reducing the value of the 
premium studio space in addition to losing two other 
studios. It is therefore considered unfeasible.



citizens design bureauPotential co-location of Jacksons Lane and Highgate Library Feasibility Study 2017 33

Option 4
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Option 5
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This option responds to concerns raised about 
the impact on the Listed Building of the street 
level extension. This option reduces the street 
level extension to contain only the box office 
and places the cafe off the street upstairs. The 
library is located to the rear of the building with a 
larger protruding extension to the side. Whilst this 
mitigates the impact on the Listed Building to the 
front, it takes away the street presence of the cafe 
and introduces an extension which significantly 
impacts on the street character to the side of the 
building without creating a significant amount 
of space and at significant cost. It is therefore 
considered unfeasible.
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Option 6
This final option is a development of option 3 but takes 
on board some of the thoughts on creating a less 
impactful front extension explored in option 5. The key 
elements of Jacksons Lane’s brief are met: increasing 
the capacity of the auditorium, improving audience 
facilities and the quality of studios as well as providing 
more rentable office space.
For the library, a generous, naturally lit and atmospheric 
space is proposed, creating a high quality library,
Key improvements for the Library:
- An increase in linear metreage of bookshelf space
- An increase in the number of IT workstations
- A study mezzanine particularly suited to students, 
young people and quiet reading
- Fully accessible to all areas
- Accessible use of dedicated small meeting rooms and 
access to larger studios for hire.
- On site cafe and use of sitting area/foyer of Jacksons 
- Lane in addition to library space
-Opportunities for increased footfall and longer opening 
hours.
-Opportunities for broader and more diverse programme 
of events in collaboration with Jacksons Lane.
Key shortcomings:
- Jacksons Lane revenue is significantly impacted by 
the introduction of the Library (please refer to JL report)
- It should be noted that the library brief does not set 
size targets for the library space but the overall floor 
area for the new library would be smaller than the 
existing library building - with less dedicated storage, 
staff areas and smaller meeting rooms. 
- The reduced size front extension puts significant 
pressure on the viability of a cafe (which is outside the 
scope of this study to assess but nevertheless a clear 
issue to be considered)
- The smaller size of the entrance area could also 
cause congestion especially for groups entering the 
building and using the lift.
- Whilst a generous roof terrace is created, this doesn’t 
have the peaceful quality of the library garden.
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Option 6 
Proposed Plans: G-1, G+0
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Option 6:
Proposed Plan: G+1
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Option 6: 
Studios and Library 
long sections
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Option 6:
Library cross section

Reception and 
meeting room above

Adult library Meeting and work room



citizens design bureauPotential co-location of Jacksons Lane and Highgate Library Feasibility Study 2017 40

Risk overview
Fundraising: The highest risk to the project 
concerns falling within the timescales of the Arts 
Council process which gives a tight 18 month 
timetable from June.

Council decision making: This added layer of 
decision making would put significant pressure on 
the Arts Council bid programme.

Inflation: Inflation assumptions are based on BCIS 
data but will be treated with caution and regularly 
re-evaluated. At the time of writing, the uncertainty 
caused by Brexit is predicted to cause a recession, 
reflected in the estimate.

Procurement: The risk associated with a 
traditional procurement route must be balanced 
with aspirations on quality. Allowance has been 
made for a client side project manager throughout 
the construction process.

Unexpected building condition: In a historic, 
listed building, the accuracy of survey information 
is essential. A measured survey has now been 
carried out, but further condition surveys are 
required and as always there is a risk that during 
the construction period, unexpected conditions 
may be found.

Business interruption: Unlike the previous 
stage 1 bid, Jacksons Lane now intend to close 
the building and plan a series of activities in the 
community and ‘on tour’. This is a key element 
within their awareness raising and funding strategy. 
Building work will be sequenced to fall between 
Christmas shows to minimise revenue loss.
Lower impact risks are inherent in any building 
project particularly those involving Listed Buildings. 
Appointment of an experienced and qualified 
Design Team is essential to managing these risks.

La Tempesta
in Highgate Woods

Jacksons Lane Young 
People’s Programme
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Project timeline

JL & Library feasibility study and engagement sessions

Submission to Arts council 

Funding proposals

Development stage design team appointments

Planning and Listed Building Applications

Sept ‘18
(2 month buffer until 
18 month deadline)

May ‘18

Aug-Sept ‘17

Completion by 
15/08/17

Jun‘18

session 1

session 2

session 3

session 4

16/05/17

22/06/17

22/06/17

TBC

OJEU procurement process Aug-Oct ‘17

RIBA Stage 3 designs complete - latest Apr ‘18

RIBA Stage 2 Concept design and stakeholder engagement Dec‘18

Detailed design and tender phase Feb-Jul‘19

Start on site Sept ‘19

Practical completion Oct ‘20
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Conclusions
The study demonstrates that in an architectural 
sense, it is feasible to create a high quality Library 
and Arts Centre at Jacksons Lane. The co-location 
of both organisations could bring huge opportunities, 
bringing a rich programme of activities and resources 
to a larger and ever more diverse community of users. 

The feasibility of the project is not only a function of 
spatial design however. The study also considers the 
broader architectural ‘project’ which includes cost, 
programme and impact. Whilst it may be considered 
spatially feasible to include the library on the site, 
there are significant matters that make this unfeasible

1) The cost of including the library space on the site, 
significantly exceeds the expected capital receipt 
from the sale of the library even before factoring in 
relocation costs etc
2) The overall size of the principal library space 
increases in our proposals but there is a reduction 
in support spaces : meeting rooms, storage and staff 
space compared to the existing building.
3) Significant conservation concerns have been 
raised and although Historic England have raised no 
concerns, the level of public interest would suggest 
that the planning process will not be straightforward.
4) The adaptations to the design that have been 
made in response to conservation concerns are likely 
to impact on the commercial viability of the functions 
within. It is not within the scope of the study to quantify 
the impact, but even the time to develop a business 
case will impact on the architectural programme.
5) There is significant programme risk inherent 
within this proposal. Public engagement/ 
consultation processes, the Council’s own decision 
making procedures, OJEU procurement as well 
as renegotiating the terms of the ACE funding all 
impact on the already tight Arts Council timetable for 
completing this phase of the project. i.e. 18 months. 
The risk overview highlights that these programme 
risks exist in addition to more general risks associated 

with the uncertainty of Brexit and inflation etc. When 
taken together, the level of risk is considerable.

The study therefore concludes that when looked at 
as a whole alongside broader project considerations, 
the architectural project is not feasible within the 
current context of the project setup. ie. Arts Council 
timetable and criteria, Planning and Listed Building 
constraints, budget etc. It must also be reiterated that 
this conclusion doesn’t consider broader legal and 
operational matters as well as the responsibility that 
Jacksons Lane Trustees carry not to take on undue 
risk for the organisation.
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