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5.0  DESIGN STATEMENT

Sect ion 5.0 descr ibes the overal l  design of the project. 

Informed by the context analysis as descr ibed in Sect ion 

3.0 and the invest igat ion of  the ex is t ing bu i ld ing as 

descr ibed in Sect ion 4.0 The design progressed with the 

cl ients br ief  to both restore and improve Centre Point to 

i ts former glory and to secure the bui lding's sustainable 

future.

At the start  of  the process Key Aims were set out.  The ful l 

design evolut ion is showing the extensive set of  opt ions 

explored. 

The overal l  scheme is then descr ibed. Subsequent sect ions 

on the Tower (6.0)  and the Basement,  House and Br idge 

L ink (7 .0 )  and Affordable  Hous ing (8 .0 )  descr ibe the 

proposals for the separate elements in more detai l . 

Key issues of Publ ic Realm, Change of Use, Affordable 

Housing, Construct ion and Sustainabi l i ty are explained. 

5.1 KEY AIMS 

5.2 DESIGN EVOLUTION

5.3 SCHEME PROPOSAL 

5.4 PUBLIC REALM PROPOSAL
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Centre Point Key Aim

2. CREATE NEW MEANINGFUL OUTDOOR 
SPACE

2.1   Reconf igure the traff ic movement around the 

 complex pr iort is ing the pedest i ran

2.2 Create 'entrance' space for the Crossrai l  hub

2.3 Create publ ic space which l inks Bloomsbury,

 Soho, Covent Garden and the shopping zones of   

 Tottenham Court  road and Oxford street 

5.1 KEY AIMS

When def in ing the key aims for the project the 'Vis ion' of 

the Camden 'St Gi les to Holborn Places Plan' was used as 

a guide. The 'Vis ion' out l ined 4 major themes:

"1. Benefits from major developments

To work together to maximise benef i ts and shape the 

changes that are happening.

To ensure that the special  h istor ical  character and cultural 

her i tage is maintained and enhanced, strengthening the 

ident i ty of  St Gi les and the area as a whole.

2. Public spaces and movement

To ensure that there are high qual i ty new and exsit ing 

publ ic open spaces.

To improve the qual i ty of  exper ience for pedestr ians and 

cycl ists with reduced traff ic dominance and fewer one way 

systems.

3. Supporting community needs

To support  local  needs through improved housing choice 

and good local  faci l i t ies.

To work with local  partners to ensure community safety 

issues cont inue to be tackled.

4. Supporting business

To ensure businesses in Holborn and throughout the area 

benef i t  f rom the investment in the area.

To support  a balance of usses in the area, protect ing 

special ist  retai l  uses and br inging job opportunit ies for 

local  people."

Centre Point Key Aim

1. SECURE THE FUTURE OF THE BUILDING

1.1  To provide a her i tage led solut ion to ensure the 

 sustainable re-use of the exist ing bui lding

1.2 Making strategic changes to the servic ing of the 

 spaces, the her i tage structure can be preserved 

 and revealed

1.3 Changing the use of the spaces secures the  

 future of  the bui lding by making the complex 

 economical ly sustainable

Camden Vision Theme

1. BENEFITS FROM MAJOR DEVELOPMENTS

Camden Vision Theme

2. PUBLIC SPACES AND MOVEMENT
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Centre Point Key Aim

4. CREATE AN APPROPRIATE AND 
SUSTAINABLE MIX OF USES FOR THE AREA 

4.1 Make dest inat ion food and retai l  spaces which 

 have a presence in the shopping zones of 

 Tottenham Court  road, Oxford street and 

 Covent  Garden

4.2 New retai l  dest inat ion at the East End 

 of  Oxford street

4.3 React ivate the New Oxford Street f rontage

Centre Point Key Aim

3. CREATE A NEW URBAN QUARTER WHERE 
A MIX OF USES ENRICH ONE ANOTHER

3.1 Provide on si te affordable homes and much   

 needed market housing.

3.2 The inclusion of both a sustainable mix of

 uses in one complex creates the 

 possibi l i ty for 24 hour act ivat ion of  the

 space 

3.3 A sense of community and l i fe can be

 brought to an area which, whi lst  busy 

 and iconic,  could be more publ ic facing 

 and community or ientated 

Camden Vision Theme

3. SUPPORTING COMMUNITY NEEDS

Camden Vision Theme

4. SUPPORTING BUSINESS
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St Giles Circus :  Strategic Framework StudySt Giles Circus :  Strategic Framework Study

Overv iew of  the area

DESIGN EVOLUTION T IME-L INE
Strategic f ramework studies

Nov 2008

5.2 DESIGN EVOLUTION 

Prior to Almacantar acquir ing the s i te previous proposals 

for the s i te sought to s igni f icant ly demol ish and redevelop 

Centre Point House and Link and f i l l  the s i te with a deep 

footpr int .   This placed greater emphasis on the histor ic 

diagonal  route of  St Gi les High Street.   This was not 

considered the appropr iate approach because:

 

I t  resul ted in  the extensive a l terat ion of  the bui ld ing 

composit ion;  an important aspect of  the l ist ing and l ikely 

to result  in s igni f icant demol i t ion of  designated her i tage 

asset.

 

I t  resulted in a re lat ively narrow 'street'  leading away 

from the new Tottenham Court  Road exits that lost the 

opportunity of  forming a major new publ ic space at the end 

of Oxford Street direct ly accessed from the underground.  

Creat ing a publ ic space and dest inat ion in i ts own r ight 

was considered a better approach when deal ing with the 

iconic tower and a strategic pr ior i ty that could enhance the 

overal l  composit ion;  and

The premise of  a  s ingular  d iagonal  route and v isua l 

connect ion when examined in detai l  required the removal 

of  the corner of  Centre Point Tower which would prove 

technical ly unfeasible. 

The framework studies recognised that the Centre Point 

development had never worked successful ly.  
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Design Team Select ion

Jan/Feb 2011

Alamcantar buy Centre Point

Apri l  2011

Design Evolut ion Introduct ion

This sect ion charts the design process from ini t ia l  f rame 

work studies to the submission of the planning appl icat ion 

and l isted bui lding consent.   A design evolut ion t ime-

l ine runs across the top of th is sect ion chart ing the key 

mi lestones as the project moved through 5 stages of 

development:

Stage 1 -  Feasibi l i ty    Jun - Sep 2011

Stage 2 -  Focused Feasibi l i ty    Sep - Oct 2011

Stage 3 -  Fix ing the Br ief   Oct -  Dec 2011

Stage 4 -  Design Development  Jan - Apr 2012

Stage 5 -  Further Design Development Apr -  May 2012

Stage 6 -  Planning Appl icat ion Phase May - Sep 2012

Stage 7 -  Revised Proposals  Sept -  Apr 2013 

Fol lowing a select ive process in Jan-February 11, which 

was fol lowed by some in i t ia l  design studies as a f inal 

stage to select ion, Rick Mather and Conran and Partners 

Arch i tects  were appointed by A lmacantar  to  deve lop 

proposals for Centre Point. 

R ick  Mather  Arch i tects  were appointed as  the lead 

architect,  responsible for the coordinat ion of the designs 

and statutory submissions.  For the designs of the key 

e lements,  Conran and Partners are the archi tects  for 

Centre Point Tower and Rick Mather Architects are the 

architects for the Centre Point Br idge Link,  House, Pub and 

basements,  and the publ ic realm.

The focus of the design began with invest igat ions into the 

fol lowing  topics;

1)  Bui lding Fabr ic

2)  Structural  Opt ions

3) Bui lding Uses

Centre Point  proposal  sketchesModel  Photos of  the in i t ia l  proposals -  FEBRUARY 2011
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STAGE 1 -  FEASIBIL ITY
Design Team commence

June/July 2011June/July 2011

BUILDING FABRIC STUDY

OPTION 1 –  COMPREHENSIVE  
  REFURBISHMENT

OPTION 2 – INTRODUCTION OF TWO 
ADDITIONAL LEVELS

OPTION 3 – INTRODUCTION OF 
TWO ADDITIONAL LEVELS AND 
EXTENSIONS TO THE SLABS

New Structure

Ex is t ing St ructure

STRUCTURAL OPTIONS 
APPRAISAL : CPH

Work commenced on the designs in June /  July 11.

Stage 1

FEASIBIL ITY

The complex was considered as a whole and al l  opt ions 

were invest igated. Different levels of  redevelopment and 

di fferent combinat ions of use were tested. This was to 

test the technical ,  f inancial  and planning potent ia l  of  the 

s i te for di fferent combinat ions of use, refurbishment and 

replacement.

Two Key Aims were set:

To make the complex a better version of i tsel f ,  that real ises 

the overdue potent ia l  of  the histor ic icon and;

To enable the relocat ion of the road below Centre Point and 

develop a world class publ ic space from the momentum 

establ ished by Crossrai l  in l ine with Gi l lespies Study.

BUILDING FABRIC STUDY

Based on her i tage pr ior i ty  in  terms of  s ign i f icance: 

Tower,  Br idge then House, a number of  scenar ios were 

studied with varying degrees of structural  and architectural  

intervent ion.

Given the pr imary s ign i f icance of  the tower  and the 

special  qual i t ies of  the br idge, in a l l  opt ions they were 

retained. However given the relat ive s igni f icance of Centre 

Point House a number of  opt ions were proposed from 

“do	 – 	 noth ing”, 	 to 	 re furb ishment , 	 to 	 par t ia l 	 and	 fu l l	

redevelopment.

REFURBISHMENT OPTIONS
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OPTION 5 – DEMOLITION OF THE ENTIRE
BUILDING ABOVE GROUND LEVEL RETAINING 
THE BASEMENT AND REBUILDING A NEW 15 
STOREY STRUCTURE.

OPTION 4 – DEMOLITION OF 
EXISTING RESIDENTIAL BLOCK WITH 
THE ADDITION OF A NEW 13 STOREY 
STRUCTURE.

OPTION 6 – DEMOLITION OF THE ENTIRE
BUILDING ABOVE GROUND LEVEL INCLUDING 
THE BASEMENT AND REBUILDING A NEW 
15 STOREY STRUCTURE WITH A DOUBLE 
BASEMENT.

RE-BUILD OPTIONS

STRUCTURAL OPTIONS

The design team developed a number of  massing solut ions 

that looked at redevelopment.  The overr iding pr inciple 

was to keep the composit ion and reinforce the success 

of a new square.  In a l l  instances Centre Point Link was 

recognised as too sensit ive an element,  both histor ical ly 

and in engineer ing terms, to al ter.   A number of  studies 

were undertaken to assess the feasibi l i ty of  refurbishment, 

part ia l  or  complete redevelopment of  Centre Point House 

within the or ig inal  footpr int .   Technical  studies examined 

the reuse of the exist ing structure and foundat ions.  

The ground f loor proposals have been developed to improve 

the retai l  offer  and add further background. Act iv i ty is 

brought to the square at  mult ip le levels,  through addit ions 

and by maximising the potent ia l  of  the s i te as a whole 

by drawing people into upper ground levels.  The exist ing 

retai l  units are l imited by servic ing arrangements and f loor 

to cei l ing heights.  The servic ing ramp on Earnshaw street 

is to be reconf igured to br ing better act iv i ty to Earnshaw 

Street,  improve the bui lding servic ing and enable the wider 

t ransport  changes necessary for creat ing the publ ic square. 

Each redevelopment /  refurbishment opt ion of the three 

elements of  the Centre Point complex sought to make the 

bui lding a better version of i tsel f  by developing the strong 

character of  the composit ion and adding where appropr iate 

a greater c iv ic presence to Centre Point House to support 

the new publ ic square.   This was explored in a number of 

ways:

1)  Rebui lding Centre Point House to a ta l ler  height 

 and with a stronger facade to the square;

2)   Addit ions to the front of  Centre Point House;

3)   Rebui lding the upper resident ia l  part  of  Centre 

 Point House; and

4)  Redevelopment of  the southern 'pub' part  of 

 Centre Point House.

In each instance the engineer ing capacity of  the exist ing 

structure was assessed alongside the dayl ight and sunl ight 

impacts for adjacent propert ies with the design envelope 

developed to minimise impact.  The exist ing structure of 

Centre Point House was f inely and elaborately engineered 

and i ts capacity to accept addit ional  load was very l imited. 
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STAGE 1

Exist ing uses

USE STUDIES

RESIDENTIAL

HOTEL

RETAIL
OFFICE

PLANT

REFURB USES KEY

REFURBISHMENT USE STUDIES

opt ion 1 -  res ident ia l  and of f ice

opt ion 2 -  hote l  and res ident ia l opt ion 3 -  no of f ice

At the same t ime as the bui lding fabr ic study, a number of 

use opt ions were studied for retaining, refurbishment and 

development opt ions.  Var ious opt ions were considered, 

with varying combinat ions of retained off ice use, resident ia l 

retai l  and hotel  use. Hotel  use was disregarded ear ly on. 

For a l l  uses the requirements of  re levant guidance and 

standards was considered.

Studies examined the potent ia l  for  mixing uses within the 

tower:

Introducing addit ional  r isers,  and mult ip le users introduced 

conf l icts of  use within the relat ively smal l  tower footpr int 

and reduced the eff ic iency of the vert ical  c i rculat ion and 

services

In  examin ing su i tab i l i ty  for  modern off ice  use the 

constra ined ce i l ing he ights  l imi ted the poss ib i l i ty  of 

adapt ing the tower to modern cat A off ice standards. 

As a result  resident ia l  seemed the most appopriate use, 

capable of  eff ic ient ly working within the exist ing vert ical 

c i rculat ion,  l imit ing service r iser complexity and offer ing 

comfortable accommodation within the f loor to cei l ing 

constraints.

This detai led use study is analysed further over leaf.

The  p rocess  was  focused a round ach iev ing  the 

requirements of  the London Housing Design Guide (Ref. 

3-2)  and achieving the opt imum composit ion of  pr ivate and 

affordable housing; or reproviding off ice accommodation 

to the modern Br i t ish Counci l  of  Off ices (BCO) standards. 

The funct ional  servic ing requirements were considered with 

the potent ia l  for  extending and deepening basements to 

maximise the publ ic benef i t  of  ground f loor space.

CENTRE POINT HOUSE REFURBISHMENT OPTION

The in i t ia l  refurbishment opt ion was a minimum disturbance 

approach to meet the use br ief ,  but a lso invest igat ing 

whether addit ional  resident ia l  stor ies could be added.

However  a  number  of  d isadvantages inc lud ing poor 

circulat ion restr icted the potent ia l  of  improving accessibi l i ty 

to spaces and compromised the br ief .

CENTRE POINT HOUSE REBUILD OPTION

Design proposals for the replacement of  Centre Point House 

were always considered in terms of the whole composit ion.

To this end the podium element,  though rebui l t  would 

remain.  A new development prof i le was studied above.

This offered maximum f lexibi l i ty to offer  best pract ice 

standards for  off ice and housing,  inc luding affordable 

housing.  However legal  issues were discovered that ended 

the possibi l i ty of  rebui lding Centre Point House.
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opt ion 2 -no of f iceopt ion 1 -  ha l f  and ha l f opt ion 3 -  no reduct ion in of f ice

opt ion 4 HOTEL, RESIDENTIAL & OFFICE opt ion 5 -  hote l  and res ident ia l opt ion 6 -   use c lass mainta ined opt ion 7 -  use swap

RE-BUILD USES KEY

A key considerat ion was the s igni f icant enhancement of  the 

energy performance of the bui lding.  The replacement of 

plant for renewable and eff ic ient opt ions, and improvements 

to the overal l  energy eff ic iency of the bui lding through 

insulat ion,  minimising cold-br idges and replacement of 

glazing where just i f iable was reviewed. 

Each use and development opt ion was assessed against 

her i tage and impact cr i ter ia and reviewed for f inancial 

v iabi l i ty.   Sympathet ic  re-use of  spaces that  enabled 

f inanc ia l ly  susta inable  act iv i t ies  wi th in  the s t ructura l 

l imitat ions were developed. 

An opt ion was explored involv ing a hal f  and hal f  spl i t 

of  use in the tower between off ice and resident ia l  use. 

This opt ion was not pursued for several  reasons. The 

servic ing of the bui lding would increase in complexity,  a 

larger set of  r isers servic ing each type of space combined 

with the restr ict ions imposed by the status of  the project 

as a refurbishment.  Risers also pass through spaces of 

opposing uses. The increased level  of  services decreases 

the sustainabi l i ty of  the bui lding. Her i tage was also a key 

factor,  s ince the consistency of the facade, an important 

her i tage aesthet ic,  could be compromised by the di fferent 

uses and environments behind. Access to the bui lding 

would be severely compl icated by the inclusion of complex 

entrance sequences because of the locat ion of each of the 

two cores at  e i ther end of the tower and the necessity for 

access to both these cores by each use for access and 

escape purposes. Li f ts would require complex dest inat ion 

control  measures to ensure al l  f loors could be serviced.

A further opt ion was explored involv ing the retent ion of the 

exist ing use class,  maintaining the tower as 100% off ice 

use. This opt ion was excluded for several  key reasons 

highl ighted over leaf.

Please refer  to Appendix 3 for  further informat ion on 

Change of Use. 

RE-BUILD USE STUDIES

RESIDENTIAL

HOTEL

RETAIL
OFFICE

PLANT
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STAGE 1

Refurbishing the off ice use in the Centre Point Tower   has 

been assessed and summarised as fol lows;

Modern off ice space in central  London offers f lexibi l i ty in 

terms of working pract ice and the layout of  Central  St Gi les 

adjacent is a good example.  Centre Point Tower is a l isted 

bui lding, with l imited f lexibi l i ty and which is in need of 

expensive internal  and external  repair.  These repairs need 

to be funded by a new use that can generate the value to 

do so. Exist ing off ice space fa l ls below current standards. 

Comprehensive refurbishment would st i l l  not meet current 

expectat ions and would not therefore be capable of 

support ing the long term future of  the tower. 

The extensive work that needs doing cannot be funded 

through the cont inued use as an off ice block, which is 

why Almacantar are proposing to safeguard the future of 

the bui lding in the long term by convert ing the Tower into 

housing. The design of the bui lding lends i tsel f  wel l  to 

resident ia l  conversion.

1.  L i f ts:  Do not comply with current Br i t ish Counci l  of 

Off ices (BCO) performance cr i ter ia.

2.  Fol lowing services upgrade to meet current standards, the 

low cei l ing height does not achieve BCO's recommendat ion.

3.  WC provis ion in accordance with BS 6465-1:2006+A1:2009 

needs re-planning result ing in some WC’s being provided 

within current ly letable area reducing lettable space.

4.  Riser provis ion: addit ional  r iser space required to br ing 

services up to date.

5 .  Ine f f ic ien t  f loor  p la tes  do  not  ach ieve  BCO's 

recommendat ion.

Centre Point Tower cannot sustain i tsel f  in the future as an 

off ice bui lding. I t  was designed for an era of  typewriters and 

telephones, secretar iat  pools and f i l ing.  This l isted bui lding 

needs a new use. This has been accepted and agreed by 

off icers and members.

Existing partit ioned off ice f loor 

Exist ing off ice f loor 

Exist ing off ice f loor looking towards core

Existing off ice f loor 

1 2

3
4

4
5

OFFICE

2

2.33m F loor  -  Cei l ing he ight  is  be low BCO 

recommendat ions of  2.6-3.0m

CROSS SECTION THROUGH OFFICE FLOORS CROSS SECTION THROUGH Pr ivate Res ident ia l  FLOORS

Whi ls t  the headroom for  commerc ia l  use is  less than sat is factory,  the 

he ights lend themselves comfor tab ly  to res ident ia l  use.   

L IV ING/
BEDROOM

DETAILED USE ANALYSIS
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PUBLIC REALM

The proposed publ ic realm was interrogated in terms of 

the  qual i ty of  publ ic space versus the opt imum publ ic 

t ransport  arrangements and service access. 

Shared access was considered for the piazza al lowing 

buses to cross the space and del iver ies within restr icted 

hours.

A ser ies of  opt ions were produced for both the rebui ld and 

the refurbished of Centre Point House. The refurbishment 

of  Centre Point House al lowed for the opt imum service 

access but the refurbishment opt ion could also be made to 

work with structural  intervent ions.

Both opt ions al lowed the road to be closed and the publ ic 

square to be created.

Refurb ishment Opt ion -  Reta in ing St  Gi les High St reet  as a shared sur face. Re-bui ld Opt ion -  Reta in ing St  Gi les High St reet  as a shared sur face

Refurb ishment Opt ion -  Clos ing the Road Rebui ld Opt ion -  Clos ing the road
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Stage 2

The Stage 1 feasibi l i ty study establ ished a number of  key 

pr inciples for the approach to the s i te as detai led below:

1. Any proposal  should preserve the basic  'L'  shape 

composit ion of  the three bui ldings: Centre Point Tower, 

Centre Point Link and Centre Point House;

2.  The lower f loors should act ivate the publ ic realm and 

space as much as possible with a range of dayt ime and 

evening act iv i t ies.   Retai l  space should be brought up to 

modern standards;

3.  Proposals should seek as far  as feasibly possible the 

removal  of  St Gi les High Street road passing below Centre 

Point Link to create a new square;

4.  Restore and refurbish the important her i tage assets with 

a consistent and sensit ive approach; 

5.  Improve the Earnshaw Street e levat ion of Centre Point 

House and publ ic  rea lm inc luding resolv ing serv ic ing 

issues; and

6. Improve the sustainabi l i ty of  the bui ldings by generat ing 

adequate  income for  upkeep and improv ing energy 

performance.

USE

From the Stage 1 use study analysis

I t  was concluded that  the fo l lowing were the most 

appropr iate sustainable and viable:

Tower :    Resident ia l

Br idge:   Retai l

House:   Retai l  below Resident ia l

Basements:   Car parking and servic ing

STAGE 2 -  FEASIBIL ITY REFINEMENT

PREFERRED OPTION

Sept 2011

Stage 2 Prefer red Opt ion -  Mass ing Stage 2 Prefer red Opt ion -  Uses
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CENTRE POINT HOUSE PENTHOUSES PROJECTIONS INTO PUBLIC REALMREMOVAL OF FLOORS TO
CENTRE POINT HOUSE

As part  of  Stage 2 the opt ions were reviewed and whi le 

recognis ing the potent ia l  benef i ts the legal  and f inancing 

issues were constraining. The quest ion was asked could 

a more extensive refurbishment of  CPH br ing some of the 

benef i ts of  the redevelopment opt ion.

Therefore a further proposal  was invest igated to conclude 

the feasibi l i ty process using the preferred use mix.

This studied:

1.  Addit ional  f loors on top of CPH,

2. More extensive removal  of  f loors within CPH ,

3.  Project ions and extensions into the publ ic realm from 

CPH.

Extension to the front of  CPH were dismissed given the 

adverse impact on the publ ic realm and overal l  composit ion. 

From the studies a preferred opt ion emerged. 

Ground F loor  Pro ject ion 

F i rs t  F loor  Pro ject ion 
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STAGE 3 -  F IX ING THE BRIEF
In i t ia l  meet ing with Camden Planning Department

25.11.2012

Ini t ia l  meet ing with Engl ish Her i tage

09.12.2012

Stage 3

Preferred opt ion design development 

Dur ing this stage the design team had in i t ia l  meet ings with 

the Camden Planning Department and Engl ish Her i tage. 

In advance of these meet ings the proposals were further 

amended to remove the project ions into the publ ic square. 

A more specif ic “branded” retai l  approach were presented 

which funct ioned as one operator for the br idge and house

PUBLIC REALM

A potent ia l  publ ic realm approach was developed looking at 

how the complex might re late to the publ ic space

At the presentat ions the idea of working with the complex 

as a whole was communicated and a letter  of  support 

was received from Engl ish Her i tage. Camden stated that 

the Gi l lespies'  urban realm should be the basel ine for 

proposals and to consider a route  through Centre Point 

House to Bucknal l  street. 

Oct 2011
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Camden Transport  meet ing

20.12.2012

CPH INTERNAL REMODELLING

Exist ing Sect ion

Proposed Sect ion

CENTRE POINT HOUSE INTERNAL REMODELLING

An opt ion was explored to extend Centre Point House 

by two storeys and extensively remodel the inter iors.  18 

three-storey houses were planned, each with a West facing 

double height l iv ing space over looking the new piazza. 

This  was re jected due to property  t i t le  issues,  which 

ser iously compromised del ivery. 
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STAGE 4 -  DESIGN DEVELOPMENT
Camden Planning meet ing

06.02.2012

Camden Planning meet ing

13.02.2012

Camden Planning meet ing

28.03.2012

BASE OF TOWER RETAIL BRIEF PROPERTY TITLE ISSUESStage 4

During this stage:

The designs were developed further and a subsequent 

meet ings were held with off icers at  Camden to discuss 

the pro ject  in  more deta i l  inc luding the housing and 

employment strategy.

Dur ing the development a number of  i tems were explored 

in more detai l :

1.  The base of the tower and the connect ion to the br idge 

2.	 A	 revised	 retai l 	 br ief 	 –	 a l lowing	 the	 potent ia l 	 for 	 more	

subdivis ion and smal ler  units

3.  Design coordinat ion to incorporate service requirements

However in reviewing the more detai led impl icat ion to 

the works to Centre Point House a number a of  complex 

property t i t le issues arose which resulted in;

1.  Removal  of  addit ional  apartments on top of Centre Point 

House 

2.  Removal  works to  the Int rep id Fox Pub f rom the 

proposals

PROPOSED 

Ground f loor

res ident ia l  ent rance g iv ing 

access to mezzan ine leve l 

concierge 

Mezzanine Leve l 

res ident ia l  concierge 

accessed f rom ground 

f loor  v ia  grand sta i r

Ground F loor 

open to publ ic  rea lm wi th 

car  park ramp to basement

Mezzanine Leve l

was enclosed and served 

as the recpet ion area 

SEIFERT SCHEME

Ground f loor

Poor publ ic  rea lm has 

negat ive ef fect  on spaces 

at  ground f loor.  Recent 

addi t ions resu l t  in  a lack 

of  c lar i ty

Mezzanine leve l

Reta ins many of  i ts  or ig ina l 

features 

CURRENT EXISTING

Ground f loor

F i rs t  f loor

Second f loor

Jan 2012

The scope and format of  the appl icat ion was d iscussed wi th 

re ference to the range of  ex is t ing uses and ownersh ips on the s i te.
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Photos above of  the publ ic  exh ib i t ion hosted in Centre Point 
Br idge L ink

OFF SITE AFFORDABLE HOUSING PEDESTRIAN ROUTES THROUGH

STAGE 4
CABE Design Review

18.04.2012

Publ ic Exhibit ion

21.04.2012 + 23.04.2012

Camden Design and Her i tage Meet ing

27.04.12

Camden Design and Her i tage Meet ing

28.03.12

0201

04

C

Almacantar  invest igated potent ia l  upcoming affordable 

housing schemes within the Borough of Camden that they 

could make a contr ibut ion towards as part  of  the Sect ion 

106 agreement.

Studies were undertaken look ing at  the potent ia l  to 

accommodate affordable housing within the refurbished 

bui ldings, see Appendix 4 for further information.

We also undertook a borough wide study of over 60 si tes 

to ident i fy an Affordable Housing solut ion.

Camden requested a study to invest igate a through l ink to 

Earnshaw Street f rom the publ ic space.

Pedestr ian permeabi l i ty through the s i te was studied with 

special  attent ion given to the route to the East of  Centre 

Point Tower f rom New Oxford Street to the piazza and 

a potent ia l  East West l ink through Centre Point House 

connect ing Bucknal l  Street to the publ ic square. 
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CABE presenta ion boards

STAGE 5 -  FURTHER DESIGN DEVELOPMENT

PUBLIC REALM

Camden Transport  meet ing

02.05.2012

Design Conservat ion Workshop

10.05.2012

Stage 5

Fol lowing submission of  LUL's Schedule 7 appl icat ion 

for the publ ic realm works surrounding the new Crossrai l 

entrances, the design team received a copy of Gi l lespies 

ful l  proposals.   These detai led proposals included closing 

the north part  of  St Gi les High Street to create a new publ ic 

space in the middle of  the Centre Point complex.

These proposals were presented to CABE along with the 

Stage 4 scheme for the refurbishment of  Centre Point.  

CABE recommended that these proposals were developed 

to create a unique sense of place.

The recommendat ions from CABE along with the receipt 

of  information from Gi l lespies al lowed the design team to 

progress the designs of the publ ic realm.  

Apr 2012
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Planning Appl icat ion Submission

30.05.2012

STAGE 6 -  PLANNING DETERMINATION PERIOD
Planning Appl icat ion Refused at Committee 

20.09.2012

The planning appl icat ion was submitted to the London 

Borough of  Camden on the 30th of  May 2012.   I t 

was refused at Development Control  Committee on 20th 

September 2012.

The reasons for refusal  were:

1.  Incomplete transport  model l ing of  proposed changes 

to t ra ff ic  f lows as par t  of  the proposed square.  TfL 

had not completed the traff ic model l ing at  the point of 

determining the appl icat ion and were unable to support  the 

pedestr ianisat ion of  upper St Gi les High Street.

2.  Lack of affordable housing provided on si te

3.  Car Parking provis ion

4. Lack of Viewing Gal lery at  the top of the tower 

5.  Changes to the Listed Bui lding

In i t ia l  proposal  -->  F ina l  proposal

Model  photos of  f ina l  proposals -  May 2012
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STAGE 7 -  REVISED PROPOSALS
Almacantar  purchase the lease to the 

Intrepid Fox publ ic house 

November 2012

Design Workshop 1 

with Camden

15.11.2012

Camden planning meet ing

19.12.2012

Meet ing wi th  20th  Century  

Society

22.01.2013

REVISED PROPOSALS

Stage 7

Subsequent ly the design has been revised in order to 

address the reasons for refusal .   Pr incipal ly by:

1.   Separat ing the publ ic realm proposal  and glass inf i l l 

below Centre Point br idge l ink into a separate second 

appl icat ion.   This wi l l  be submitted at a later point when 

the traff ic model l ing has been completed and consulted by 

TfL and LBC, with the intent ion of complet ing the combined 

appl icat ions as one construct ion works

2. Further to in i t ia l  d iscussions with LB Camden on a 

suitable locat ion for providing on-si te affordable housing 

the appl icant purchased the leasehold to the publ ic house 

si te,  having already owned the freehold.   The schemes have 

been developed to incorporate the redevelopment of  th is 

s i te for on-si te affordable housing.

3.  The proposals retain fewer exist ing parking spaces, with 

increased cycle provis ion.

4.  The Appl icant has completed a comprehensive set of 

detai led design and economic studies with a special ist 

consultant to test how publ ic access could be incorporated 

in a range of s izes and conf igurat ions in discussion with LB 

Camden Off icers.   The addit ion would adversely affect the 

v iabi l i ty of  the overal l  scheme, and could only be included 

at the cost of  other publ ic benef i ts such as affordable 

housing.  Given real  concerns about the long-term viabi l i ty 

of  any business model within that locat ion, the v iewing 

gal lery is not included within proposals. 

5.  Further design and detai l  has been provided around the 

changes to the Listed Bui lding.  The proposals remain a 

conservat ion- led approach.

CURRENT  APPLICATIONS :  CHANGES

2. provis ion of on si te affordable housing

4. revised car parking provis ion

5. review of changes to the l isted bui lding

1. TWO appl icat ion strategy for bui ld ings

   and publ ic realm

3. v iabi l i ty study on publ ic ly accessible

   uses to top of tower
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Exist ing north stair  which wi l l  remain glazed

Previous proposal  of  duct blocking the glass stair  tower

Splayed composit ion from angle of  columns

Design Workshop 2 

with Camden

11.02.2013

D e v e l o p m e n t  C o n t r o l 

Forum

11.02.2013

Camden planning meet ing

24.01.2013

DESIGN EVOLUTION OF PROPOSALS FOR 
THE PUB SITE AND AFFORDABLE HOUSING

The pub is of  l imited histor ic s igni f icance to the l isted 

bui lding and the most minor of  e lements within the overal l 

composit ion.   Bui l t  as a structural ly separate block at the 

southern end of Centre Point House or ientated away from 

the other bui ld ings, i t  is  in poor condit ion and in i ts current 

form detr imental  to the streetscape and publ ic realm.  The 

si te offers substant ia l  opportunity for publ ic benef i t  -  both 

to improve the act iv i ty and safety at  th is corner,  to create 

new publ ic space that improves the sett ing of  St Gi les 

Church and in addit ion to provide affordable housing in a 

Central  London locat ion.

The design team analysed the refurbishment opportunity 

within the exist ing envelope.  This was l imited, offer ing 

one or two units,  and unable to meet modern pol icy or 

resident ia l  standards and is therefore not a scheme that 

would proceed.

Feasibi l i ty  stage designs suggested the redevelopment 

of  th is s i te offered substant ia l ly  greater publ ic benef i t  in 

townscape and funct ion, that would outweigh any loss of 

l isted bui lding fabr ic.   A new bui lding would potent ia l ly 

provide a range of  resident ia l  units to modern standards 

combined with retai l  space to act ivate the corner s i te and 

could be bui l t  to a s imi lar  height to the adjacent Centre 

Point House.

In addit ion i t  was recognised a new bui ld element to the 

Centre Point  complex could substant ia l ly  improve the 

services strategy, by al lowing retai l  and CHP vent i lat ion 

ducts to be relocated from the north s ide of  Centre Point 

House into the new addit ion.   This would el iminate the new 

services r iser that has previously had covered and modif ied 

the appearance of the glass staircase on the northern s ide 

of Centre Point House.  This change el iminated a number 

of  smal l  but complex changes to the exist ing l isted bui lding 

and concentrated al l  the major external  addit ions  to the 

composit ion in one new element,  establ ishing a much 

clearer diagram of conserved and new fabr ic.  

Due to the restr ict ions on avai lable footpr int ,   the Design 

Team developed an opt ion that attached the new bui lding 

to the adjoining exist ing Centre Point House Core in an 

attempt to save f loor area.  This proved unfeasible for a 

range of technical  problems:

Substant ia l  changes would be required to the exist ing 

Centre Point House staircase, l i f ts and structural  core.   The 

current l i f ts and staircase only provide access to al ternate 

f loors on Centre Point House, where communal corr idors 

give access to maisonettes.    The shafts and l i f ts would 

need modif icat ion to provide access to al l  f loors and a l i f t 

overrun added on top.

On al ternate f loors where there is  no connect ion the 

exist ing communal laundry room within Centre Point House 

would need to be relocated into the new bui lding - reducing 

any space saved by shar ing a core.

A number of  studies looked at the impl icat ions of matching 

f loor heights between the new and old bui ldings to provide 

access from the exist ing core.   Centre Point House has very 

low f loor to f loor heights and is bui l t  f rom a highly restr icted 

structural  system and maisonette construct ion.  The new 

bui lding cannot meet modern sustainable standards and 

bui lding regulat ions when matching these constraints and 

is unl ikely to meet basic funct ional  standards.  To provide a 

ramped access to di ffer ing f loor heights in the new bui lding 

from the old core would el iminate any space saving from 

not providing a separate core from the outset.

Shar ing the exist ing pr ivate resident ia l  core with affordable 

housing would introduce signi f icant constraints on the 

tenure,  entrance, management arrangements and service 

ducts.

Connect ing the new bui lding to the exist ing Listed bui lding 

may tr igger a range of required bui lding improvements that 

would be detr imental  to the exist ing fabr ic.

NORTH DUCT REMOVED
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STAGE 7

REVISED PROPOSALS DESIGN EVOLUTION OF PROPOSALS FOR 
THE PUB SITE

CABE design review

20.02.2013

Camden planning meet ing

26.02.2013

D e v e l o p m e n t  C o n t r o l 

C o m m i t t e e  M e m b e r s 

Br ief ing 

18.02.2013

Camden planning meet ing

07.03.2013

Chronolog ica l  progress ion of  mass ing models f rom top le f t  to bot tom r ight  for  the Af fordable Housing
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Planning Appl icat ion Submission

01.04.2013

Meeting with 20th Century  

Society

13.03.2013

Publ ic Exhibit ion

09.03.2013 + 11.03.2013

Development model

For a new bui lding on the Pub si te,  the Design Team 

deve loped a mass ing that  prov ided 18 un i ts  over  9 

resident ia l  storeys,  with Retai l  use at ground f loor and 

basement.    This offered the most eff ic ient possible use 

of the new bui lding and maximised the affordable housing 

offer  in accordance with Camden pol icy.    This proposal 

was examined with  LB Camden who raised concerns about 

the overal l  townscape effect and impact on the sett ing of  

St Gi les Church.

Using a ser ies of  studies in 3D the townscape parameters 

and a range of f ive intermediate proposals were invest igated 

with both physical  and vir tual  CAD models.   By developing a 

range of footpr int  s izes that var ied by around 1m difference 

between each footpr int  i terat ion the design team and LB 

Camden were able to assess the effect of  the proposal  f rom 

seven key areas and around 20 views:

 A.  Sett ing and presence on corner towards 

 St Gi les in the Fei lds Church

 B. Views down Denmark Street

 C. Denmark Street,  opening to St Gi les

 D. St Gi les High Street

 E.  View from Central  St Gi les

 F.  Views from the new square

 G. Views along Earnshaw Street

Th is  he lped estab l ish  which v iews were of  mater ia l 

s igni f icance to the di fferent proposals,  and further def ine 

what character ist ics were important to preserve.  

Based on this intensive study of townscape, the Proposals 

were revised for a massing that provided 14-16 affordable 

units and would meet the townscape cr i ter ia establ ished 

with LB Camden.  This reduced the previous forward extent 

of  the bui lding,  and improved i ts re lat ionship to Centre 

Point House.  The Design Team were conscious that the 

proposed footpr int  should be suff ic ient to accommodate 

two whole units per typical  f loorplate in order to ensure 

that the maximum reasonable benef i t  could be achieved 

and provide f lexibi l i ty over the mix of  units;  whi lst  adher ing 

to the townscape cr i ter ia developed with LB Camden.  

Some of the LB Camden off icers ra ised concerns around 

some aspects of  the bui lding's form and suggested the 

Design Team explore further reduct ions to the f loor area:

- Straightening the upper facade along Earnshaw Street

- Cutt ing a 'notch' out of  the facade along St Gi les High 

Street to reduce the tr iangular form in plan

The Design Team tested the impl icat ions of these changes 

to the proposals.   Analysis of  the effect on these in 3D 

suggested the changes made marg ina l  d i f ferences in 

appearance whi lst  s igni f icant ly decreasing the f loor area 

by around 40% on a typical  f loor.   This would reduce a 

typical  f loor f rom 1 bed and a 2 bed to only a 1 bed per 

f loor;  and a total  of  16 units down to 8-9 units.

The Appl icant and Team bel ieve that both these proposals, 

larger and smal ler  are wel l  designed and enhance the 

sett ing and appearance of the l isted bui lding.  

However,  the in i t ia l  amendments suggested by LB Camden 

had a s igni f icant impact on the number and mix of  the 

units,  s imply due to the degree of constraint  the footpr int 

is  a l ready under.  

Subsequent ly,  i t  was therefore agreed with Camden there 

was l i t t le benef i t  in a reduced f loorplate of  th is form, and a 

revised version of the 16 unit  opt ion as an al ternat ive was 

agreed instead. This becomes a s l ight ly reduced f loorplate 

and the int roduct ion of  maisonette uni ts  reduced the 

capacity f rom 16 to 13 units.

As a result  i t  was decided to advance both proposals as 

al ternate appl icat ions:

Appl icat ion 1A -  13 units,  t r iangular plan form

Appl icat ion 1B  -  16 units,  t r iangular plan form and sl ight ly 

larger massing on Earnshaw Street 

On the basis that the consultant team st i l l  consider that 

16 units can be provided, these two appl icat ions are being 

advanced to offer  the maximum choice to Camden.


