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Consented Scheme

The original application for Talbot Mill was submitted in 2017 with an 
NMA (section 96a) and variation of condition (section 73) submitted a 
year later that included some minor design changes. There was then 
a new S73 application submitted in June 2022, which captured further 
changes to the scheme, mostly to the mills.

The summary below provides a time line of applications and approvals:

Original application

application ref: 117595/FO/2017

submission date: 05 10 2017

granted: 22 03 2018

NMA (section 96a)

application ref: 121350/NMC/2018

submission date: 11 10 2018

decision notice: 08 11 2018

Variation of condition (section 73)

application ref: 121351/JO/2018

submission date: 11 10 2018

decision notice: 13 02 2019

New Section 73

application ref: 134193/JO/2022

submission date: 28 06 2022

decision notice: 26 04 2023

Purpose of Document

This report is to be read as an appendix to the Design & Access 
Statement issued as part of the main application (September 2017), and 
subsequent DAS Addendum submitted in June 2022. 

It summarises amendments made to the design since the previous DAS 
Addendum was submitted. These changes are wholly in response to 
providing improved means of escape from both the mill buildings and 
new-build accommodation by means of access to a second stair, and in 
the process retaining a substantial portion of the historic fabric of the 
mills in the form of the original shared stair and lift core. 
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Second Stair Background

There has been a growing consensus for some time that multi-storey 
residential buildings should be designed with two escape stairs in order 
to improve occupant safety in the event of a fire.

Although not currently a regulatory requirement, legislation is 
forthcoming for mandated second stairs in buildings over 18m.  It is 
also possible that this maximum building height could reduce further in 
the future.

In order to future-proof the fire safety of the buildings at Talbot Mill, it is 
proposed to include a second escape stair in both the existing mills and 
the new-build building on site.

Retaining Existing Fabric - Mill Buildings

There is now a better understood argument for retaining existing 
structures from the point of view of reducing embodied carbon in 
building development. There is an opportunity with the existing mill 
buildings to retain the existing stair and lift core, rather than demolish it 
as per the current approval, as this already connects the two buildings 
and could be used as a means of escape.

Improving Escape Options - New-Build

The new-build block is currently compliant with the Building Regulations 
that apply, however the addition of a second stair - within the same 
building footprint - is a safety feature which would be welcomed to 
ensure the long-term viability of the building, and reassure future 
occupiers who may question the building’s safety.

Proposals

The proposals depicted overleaf therefore set out how all buildings 
on the site could be modified, with minimal change to the current 
approvals, to give all accommodation access to a second stair for means 
of escape, to ensure the long-term future of the buildings and ensure 
future regulatory compliance.

26.3m

19.4m

New-Build Block Section Existing Mill 1 Section

Building height defined by dimension from fire service access level 
(lower ground in this instance) to highest occupied floor level.
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CURRENT CONSENTED SITE PLAN

mill 2

mill 1

new-build



Existing Ellesmere Street ElevationExisting Core to Mills (recessed) Existing Core - Top Section with Telecoms 
Equipment + Access Gantry
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Retained Core as Access and Escape

By retaining the existing original core between Mill 1 and Mill 2, it can 
be used to serve Mill 1 as the primary access core and means of escape, 
and to serve Mill 2 as a second means of escape.

The fire-fighting core in Mill 2 would be the only fire-fighting core 
serving both buildings, and complies with Part B regulations for escape 
distances, hose-lengths etc.

Retaining Existing Fabric

By retaining the existing brick-built core, more of the original building 
is kept, which is desirable for preserving built heritage and results 
in reduced embodied carbon for the project.  An existing brick-built 
outrigger on the courtyard elevation to Mill 1 is also proposed to be 
retained and converted to small winter gardens on each level.

The entrance to both mill buildings would still be accessed via a 
compliant access ramp, at the head of which is a glazed entrance door, 
rather than an external platform as per the current approved scheme.

Accessibility

No changes are proposed which compromise the accessibility of the 
scheme - the current accessible routes through the site and into the 
buildings remain compliant.

Design

The top portion of the existing core, which houses a lift machine-room, 
is sufficiently tall to serve the extensions to the top floors of the mills. 
The proposal would retain the top of the core, including the water 
tank sitting above the brickwork, but remove the recent additions of 
steelwork, trunking and access decks to reinstate it to its original form.

Layouts

The number of apartments provided in the mills remains unchanged to 
the upper floors, with the access corridor required to connect Mill 2 to 
the core being similar in size to the gained /reconfigured space in Mill 
1. At ground and courtyard levels there is gained space in Mill 1 where 
the proposed new core previously stood, which has been changed to 
a one-bed apartment - in Mill 2 a surplus lift has been omitted, and an 
apartment changed to a larger residents’ amenity space.

Overall there is a gain of approximately 80sqm net internal apartment 
area, but no change in the overall external footprint of the building, 
other than retaining the core, and no change in the number and type of 
apartments provided.
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Retained Core as Access and Escape

By retaining the existing original core between Mill 1 and Mill 2, it can 
be used to serve Mill 1 as the primary access core and means of escape, 
and to serve Mill 2 as a second means of escape.

The fire-fighting core in Mill 2 would be the only fire-fighting core 
serving both buildings, and complies with Part B regulations for escape 
distances, hose-lengths etc.

Retaining Existing Fabric

By retaining the existing brick-built core, more of the original building 
is kept, which is desirable for preserving built heritage and results 
in reduced embodied carbon for the project.  An existing brick-built 
outrigger on the courtyard elevation to Mill 1 is also proposed to be 
retained and converted to small winter gardens on each level.

The entrance to both mill buildings would still be accessed via a 
compliant access ramp, at the head of which is a glazed entrance door, 
rather than an external platform as per the current approved scheme.

Accessibility

No changes are proposed which compromise the accessibility of the 
scheme - the current accessible routes through the site and into the 
buildings remain compliant.

Design

The top portion of the existing core, which houses a lift machine-room, 
is sufficiently tall to serve the extensions to the top floors of the mills. 
The proposal would retain the top of the core, including the water 
tank sitting above the brickwork, but remove the recent additions of 
steelwork, trunking and access decks to reinstate it to its original form.

Layouts

The number of apartments provided in the mills remains unchanged to 
the upper floors, with the access corridor required to connect Mill 2 to 
the core being similar in size to the gained /reconfigured space in Mill 
1. At ground and courtyard levels there is gained space in Mill 1 where 
the proposed new core previously stood, which has been changed to 
a one-bed apartment - in Mill 2 a surplus lift has been omitted, and an 
apartment changed to a larger residents’ amenity space.

Overall there is a gain of approximately 80sqm net internal apartment 
area, but no change in the overall external footprint of the building, 
other than retaining the core, and no change in the number and type of 
apartments provided.

Core retained/repaired with
telecoms equipment and access
gantry removed

Retained core

Increased amenity in lieu
of one bed apartment
(lift omitted)
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Retained core

Consented Scheme View Proposed Scheme View
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Second Escape Stair

A second escape stair is proposed to be added in proximity to the fire-
fighting escape stair, but separated by a lobby in the event of fire.

In order to achieve this, the services riser has been relocated to the 
south of the lifts as indicated, and the recessed facade in this location 
pushed out to align with the adjacent cladding. This creates enough 
space within the current building footprint to provide two escape stairs.

Importantly, the fenestration pattern on the facade remains unchanged 
in elevation, with identically located glazing and solid cladding as the 
approved scheme.

At the penthouse level, the south facade is pushed out by 275mm to 
accommodate the two stairs, with no change to the remaining design.

Accessibility

No changes are proposed which alter the accessibility of the 
scheme - the current accessible routes into and within the building 
remain unchanged

Layouts

The number of apartments provided in the building remains unchanged. 

Overall there is a small cumulative gain of approximately 14sqm Net 
Internal Area per floor (28sqm total) to the penthouse apartments and 
core due to the facade being pushed out by 275mm to accommodate 
two stairs.
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Second Escape Stair

A second escape stair is proposed to be added in proximity to the fire-
fighting escape stair, but separated by a lobby in the event of fire.

In order to achieve this, the services riser has been relocated to the 
south of the lifts as indicated, and the recessed facade in this location 
pushed out to align with the adjacent cladding. This creates enough 
space within the current building footprint to provide two escape stairs.

Importantly, the fenestration pattern on the facade remains unchanged 
in elevation, with identically located glazing and solid cladding as the 
approved scheme.

At the penthouse level, the south facade is pushed out by 275mm to 
accommodate the two stairs, with no change to the remaining design.

Accessibility

No changes are proposed which alter the accessibility of the 
scheme - the current accessible routes into and within the building 
remain unchanged

Layouts

The number of apartments provided in the building remains unchanged. 

Overall there is a small cumulative gain of approximately 14sqm Net 
Internal Area per floor (28sqm total) to the penthouse apartments and 
core due to the facade being pushed out by 275mm to accommodate 
two stairs.
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UNIT MIX

The unit mix schedule summary outlines that there is no change in total 
unit numbers across the development. 

The New Build block remains unchanged, with a small gain in size to the 
penthouse apartments, whihc have increased on the south elevation by 
275mm to allow the second stair to be incorporated.  

Mill 01 has had a lift and stair core removed, with these now being 
provided in the retained core. Conversely, an access corridor now 
cuts through the Mill 2 floorplate at all floor levels to connect it to the 
retained core.  The resultant space supports the same provision of 
apartments across both mills, with a larger amenity space provision in 
Mill 2 on the ground floor.

The overall provision of unit type and numbers across all buildings is 
therefore the same as the previously consented scheme.

consented

total no. of units				    190

mill 1						     32

mill 2						     69

new-build					     89

proposed

total no. of units				    190

mill 1						     34

mill 2						     67

new-build					     89

units

type 1b/2b

area

				    66 / 124  (35% / 65%)

GIA				    14,540 sqm

NIA				    11,226 sqm

				    66 / 124  (35% / 65%)

GIA					     14,777 sqm

NIA					     11,469 sqm

increase in NIA/GIA due to retention of historic core to 
mills, and small increase to lift lobby to new-build.
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DRAWING REFERENCES

Each of the previously approved architectural drawings has been 
replicated for this submission - the drawing numbers/titles are cross-
referenced in the tables opposite.

All newly submitted drawings include revision bubbles to denote 
where changes have been made from the previously approved scheme 
(application reference: 134193/JO/2022).

consented scheme drawings - 2022 proposed scheme drawings - 2024

Not updated as no change to consented scheme details

Not updated as no change to consented scheme details




























































