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SECTION 3.03 PROPOSED ALTERATIONS: EXTERIOR

This section has been split into the different facades and the current 
proposals are reviewed against the existing survey elevations showing the 
stripping out.

The proposed alterations to the exterior treat the historic building with 
respect.  The majority of the proposals are to restore the image of the 
external views of the building and the streetscape and have almost no 
impact on its appearance and historic fabric.

High Holborn Façade

The proposals for the main street façade existing lighting converted to gas. 
(positive)

The existing awnings and their fixings to be removed and repaired. 
(positive)

The proposals also incorporate the planting of box hedges in planters and 
generally making the main street façade more attractive adding to the 
conservation areas important view along High Holborn. (positive)

Holborn Place Façade

Gates will be installed between the courtyard and High Holborn. (positive)

Lighting to the façade initial concept has been included in the EPR Design & 
Access Statement and aims to enhance the setting of the listed building. 
(positive)

Whetstone Park Façade

No alterations are proposed. (neutral)

Lighting to the façade initial concept has been included in the EPR Design & 
Access Statement and aims to enhance the setting of the listed building. 
(positive)

Main entrance covered way

The doors to the Bar will be locked shut at all times unless in an 
emergency. (neutral)

The revolving door will be left in situ but will also remain locked at all 
times. (neutral)

Internal Courtyard Façades 

Main Entrance

The existing glass and steel canopy will be carefully removed and the fixing 
points repaired and restored. (positive)

The doors will be re-hung on the internal face of the wall but will still open in 
the same direction.  Portals in antique patina brass will be created which will be 
minimal. (minor)

Lighting to the façade initial concept has been included in the EPR Design & 

Access Statement and aims to enhance the setting of the listed building.
(positive)

Saloon Entrance

The only alteration to this façade is re-hanging the double doors so they open 
outwards.

Lighting to the façade initial concept has been included in the EPR Design & 

Access Statement and aims to enhance the setting of the listed building.
(positive)

Restaurant Entrance

To be confirmed under separate application.

Other façade

Gates to be installed to match the gates to the main entrance. (neutral)

Lighting to the façade initial concept has been included in the EPR Design & 

Access Statement and aims to enhance the setting of the listed building.
(positive)
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Positive
The external grilles are being restored and the internal modern 
louvres are being replaced with clear glazing

Neutral
The existing doors to the bar will 
be retained but kept locked.

Positive
Gates to be used as the design for the new gates 
between the courtyard and Holborn Place.

Positive
Location of the new gates 
between the courtyard and 
Holborn Place.

Positive
High Holborn feature lighting 
to be retained and converted 
to gas.

Positive
Existing lights to be 
refurbished and copied along 
the balustrade wall.

Positive
Glass canopy and associated fixings to be removed 
and the building fabric repaired using sympathetic 
materials.

Positive
Glass canopy to be removed.

Positive
Revolving door and the 
restaurant to be under a 
separate application.

Positive
Glass dome to be repaired and view from the 
existing maintenance landing that will become the 8th 
floor roof terrace.
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SURVEY of the existing TP Bennett Chancery Court Hotel 2011: High Holborn Elevation EPR Architects Ltd PHASE II PROPOSAL 2012: High Holborn Elevation

SURVEY of the existing TP Bennett Chancery Court Hotel 2011: East Elevation EPR Architects Ltd PHASE II PROPOSAL 2012: East Elevation

The Current Existing 
Survey of the TP 
Bennett Scheme 
compared with the 
current EPR Proposals:

High Holborn Elevation
1.Existing decorative 

grille to be retained 
and the internal 
louvres to be 
removed.

2.Existing street lighting 
to be converted to 
gas.  (positive) Further 
external lighting to be 
installed (neutral)

3.Signage to be updated.
4.New entrance to the 

restaurant to be 
included in separate 
application with the 
restaurant.

5.Fittings to previous 
awnings to be 
removed and fabric 
repaired. (positive)

6.New topiary planting 
to window cills
(positive).

East Elevation

1.New balustrades at 
high level to the 3 
new roof terraces 
(minor);

2.New gate to Holborn 
Place from the 
courtyard (neutral);

3.New screens to 
parking bays 
(positive);

4.New external lighting 
and hotel signs to be 
replaced and updated 
(neutral).
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SURVEY of the existing TP Bennett Chancery Court Hotel 2011: Section BB EPR Architects Ltd PHASE II PROPOSAL 2012: Section BB

SURVEY of the existing TP Bennett Chancery Court Hotel 2011: Section CC EPR Architects Ltd PHASE II PROPOSAL 2012: Section CC

The Current Existing Survey of 
the TP Bennett Scheme 
compared with the current EPR 
Proposals:

Section BB
1.New balustrade and handrail at 

high level to the 3 new roof 
terraces (minor);

2.New projecting entrance 
portals (minor)

3.Existing decorative grille at high 
level to be retained and 
repaired (positive);

4.New external lighting and hotel 
signage to be replaced and 
updated (neutral).

Section CC

1.New balustrades at high level to 
the 3 new roof terraces 
(minor);

2.Removal of the glazed canopy 
to the main Courtyard Entrance 
façade (positive);

3.Existing decorative grille at high 
level to be retained and 
repaired (positive);

4.New external lighting and hotel 
signs to be replaced and 
updated (neutral).
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SECTION 4 PLANNING CONSIDERATION

The main legislation concerning the protection of listed buildings and 
conservation areas is the Planning (Listed Buildings and Conservation 
Areas) Act 1990.  The Act deals with the listing of buildings of special 
architectural of historic interest, the authorisation of works affecting Listed 
Buildings, Conservation Areas and other supplemental matters affecting the 
historic environment.  Of particular relevance are sections 16 and 66 of the 
Act regarding the setting of listed buildings, and Section 69 of the Act that 
deals with conservation areas.

Listed Buildings are given statutory protection through the Planning (Listed 
Buildings and Conservation Areas) Act 1990.   This protection is achieved 
by the inclusion of suitable buildings within the lists of buildings of special 
architectural and historic interest (Listed Buildings) and the designation of 
Conservation Areas.   
Planning Policy Statements (PPS) set out the Government’s national policies 
on different aspects of spatial planning in England

Guidance on the protection of historic buildings, Conservation Areas, 
historic parks and gardens and other elements of the historic environment 
is provided by Planning Policy Statement 5: Planning for the Historic 
Environment (PPS 5) March 2010. Guidance on the interpretation of PPS5 
is provided in the EH document:  Historic Environment Planning Practice 
Guide. (March 2010)

PPS5 sets out a framework for a proportionate response to development 
which impacts on the historic environment, largely defining that
environment by its heritage assets.  These include designated assets such as 
listed buildings, conservation areas and archaeological sites, as well as 
locally identified elements which have not been formally designated.
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National Policy (PPS5):
The Government’s Objectives

The Government’s objectives are set out in PPS5 and the over-arching principles 
are as follows:

6. The value of the historic environment, and the contribution it makes to our 
cultural, social and economic life, is set out in the Government’s Statement on the 
Historic Environment for England 2010.  Planning has a central role to play in 
conserving our heritage assets and utilising the historic environment in creating 
sustainable places.
The Peabody House proposals demonstrate how conserving our Heritage Assets and 
creating sustainable places can be achieved by reusing historic buildings.

The Government’s over-arching aim is that the historic environment and its 
heritage assets should be conserved and enjoyed for the quality of life they bring 
to this and future generations. 

This sensitive reuse of Peabody House will ensure that the Historic Environment and 
its Heritage Assets will be both conserved an enjoyed for the present and future 
generations. 

The proposals for the former Pearl Assurance building, Chancery Court Hotel 
comply with the latest Government guidance contained in PPS5 and English 
Heritage’s PPS5 Planning For The Historic Environment: Historic Environment 
Planning Practice Guide, published in March 2010.

The Government’s individual policies that are relevant to this application are as 
follows:

4.01 National Policy: PPS5 & English Heritage Principles

POLICY HE6: INFORMATION REQUIREMENTS FOR 
APPLICATIONS FOR CONSENT AFFECTING HERITAGE ASSETS

HE6.1 Local planning authorities should require an applicant to provide a 
description of the significance of the heritage assets affected and the contribution 
of their setting to that significance.

The documentation submitted by EPR Architects Ltd with the Planning and Listed 
Building Application has provided the LA with the requisite information to assess the 
significance of the Heritage Asset affected by the proposals.

HE6.2 This information together with an assessment of the impact of the proposal 
should be set out in the application (within the design and access statement when 
this is required) as part of the explanation of the design concept.  It should detail 
the sources that have been considered and the expertise that has been consulted. 

The Heritage Statement and Impact Assessment provided to support the Planning 
and Listed Building Applications has contained all the necessary information for an 
assessment of the impact of the proposals on the Heritage Asset. All the relevant 
source materials have been carefully considered, and the appropriate specialist 
expertise advice on Historic Buildings has been commissioned from Giles Quarme, an 
AABC accredited Architect, to inform and guide the appropriateness of the design 
and the impact of the proposals on the significance of the Heritage Asset.

POLICY HE7: POLICY PRINCIPLES GUIDING THE 
DETERMINATION OF APPLICATIONS FOR CONSENT RELATING 
TO ALL HERITAGE ASSETS

HE7.1 In decision-making local planning authorities should seek to identify and 
assess the particular significance of any element of the historic environment that 
may be affected by the relevant proposal (including by development affecting the 
setting of a heritage asset) taking account of:

I. Evidence provided with the application
II. Any designation records
III. The historic environment record and similar sources of information
IV. The heritage assets themselves
V. The outcome of that usual consultations with interested parties; and
VI. Where appropriate and when the need to understand the significance 

of the heritage asset demands it, expert advice (from in-house experts, 
experts available through agreement with other authorities, or 
consultants and complemented as appropriate by advice from heritage 
amenity societies). 

PICTURE
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The LA will be able to identify and assess the particular significance of each 
element of the Heritage Asset because:

I. Evidence has been provided with the application;
II. And
III. the designation records clearly identify the historic significance of the individual 

elements of the Historic Environment, such as the Listed Building descriptions, 
etc, etc

IV. The Heritage Assets themselves have been the subject of detailed examination 
during    the site inspection by the LA Conservation Officer;

V. Interested parties and stakeholders have been consulted; and
VI. The applicants have benefited from specialist historic building advice provided by 

Giles Quarme & Associates to guide and inform the design of the proposals and 
ensure the protection of the significance of the Heritage Asset.

Policy HE7, particularly HE7.4 which states that

“Local Planning Authorities should take into account:
-the desirability of sustaining and enhancing the significance of Heritage Assets, and 

of utilising their positive role in place shaping; and
- the positive contribution that conservation of Heritage Assets and the Historic 

Environment generally make to the establish and maintenance of sustainable 
communities and economic vitality by virtue of the fact it is set out in HE3.1.”;

By not altering the parts of the historic building and only altering parts erected 
and altered by TP Bennett in 1999 the proposals seek to ensure that the listed 
building will remain intact within the context of the heritage asset and the 
historic environment.  See photographs set of existing modern alterations and 
additions to be removed and replaced in the Planning Application by EPR 
Architects.

HE7.5 Local planning authorities should take into account the desirability of new 
development making a positive contribution to the character and local 
distinctiveness of the historic environment.  The consideration of design should 
include scale, height, assign, alignment, materials and use.

The LA has been provided with proposals that will repair and restore the Listed 
Building  and will also involve altering it in a sensitive manner which will protect 
its historic and architectural significance.
The LA will be able to impose appropriate planning conditions to ensure that the 
new development will proceed before the loss of any part of the significance of 
the site occurred that is shown on the current proposals.

POLICY HE9: ADDITIONAL POLICY PRINCIPLES GUIDING THE 
CONSIDERATION OF APPLICATIONS FOR CONSENT RELATING 
TO DESIGNATED HERITAGE ASSETS

HE9.1 There should be a presumption in favour of the conservation of designated 
heritage assets and the more significant the designated heritage asset, the greater the 
presumption in favour of its conservation should be.  Once lost, heritage assets cannot 
be replaced and their loss has a cultural, environmental, economic and social impact.  
Significance can be harmed or lost through alteration or destruction of the heritage 
asset or development within its setting.  Loss affecting any designated heritage asset 
should require clear and convincing justification.  Substantial harm to or loss of grade II 
listed building, park or garden should be exceptional. The proposals to alter the listed 
building do not involve the loss of any part of its significance.

The removal of a number of  later alterations, identified by GQA, will allow the 
Heritage Asset to be better revealed than is currently the case.

Policy HE9.5 where it states that
“Where an element does not positively contribute its significance, local planning 
authorities should take in to account the desirability of enhancing or better revealing 
the significance of the World Heritage site or Conservation Area, including where 
appropriate, through development of that element.  This should be seen as part of 
the process of place-shaping.”;

By minimising the alterations to the historic fabric the proposals will preserve 
the current setting of the existing historic building and by not altering the historic 
façade of the building will maintain the setting of the views of the Conservation 
Area.

POLICY HE10: ADDITIONAL POLICY PRINCIPLES GUIDING THE 
CONSIDERATION OF APPLICATIONS FOR DEVELOPMENT 
AFFECTING THE SETTING OF A DESIGNATED HERITAGE 
ASSET.

Policy HE10.1
“When considering applications for development that affect the setting of a heritage 
asset, local planning authorities should treat favourably applications that preserve 
those elements of the setting that make a positive contribution to or better reveal 
the significance of the asset”;

Policy HE10.2.
“Local planning authorities should identify opportunities for changes in the setting to 
enhance or better reveal the significance of a heritage asset. Taking such 
opportunities should be seen as a public benefit and part of the process of 
placeshaping.”;

The interior proposals mainly alter the TP Bennett modern additions. 
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Relevant guidance to the proposals for the Chancery Court Hotel is provided in 
EH’s Historic Environment Planning Practice Guide on Policy HE9.4 on
alterations to realise the optimum viable use of an asset. 

88. Proposals for the development of a heritage asset will ideally be for its optimum 
viable use.  By their nature, some heritage assets have limited or even no economic end 
use.

The proposals for the internal conversion of Chancery Court Hotel have been 
drawn up to both secure its commercial future and do this in a sympathetic 
manner which will preserve its historic fabric.  

89. It is important that any use is viable, not just for the owner but also for the future 
conservation of the asset.  Viable uses will fund future maintenance

The Chancery Court proposals have been designed to continue the viable 
economic use.  The planning application and Design & Access statement explains 
how the building will achieve that.

Guidance is also provided on Policy HE10.1 on the Setting of Listed Buildings:

113. Setting is the surroundings in which an asset is experienced.  All heritage 
assets have a setting, irrespective of the form in which they survive and whether 
they are designated or not.  Elements of a setting may make a positive or negative 
contribution to the significance of an asset, may affect the ability to appreciate 
that significance, or may be neutral. 

Relevant guidance is also provided by EH on Policy HE10.1 on assessing the 
implications of change affecting setting of Listed Buildings: 

118. Change, including development, can sustain, enhance or better reveal the 
significance of an asset as well as detract from it or leave it unaltered.  For the 
purposes of spatial planning, any development or change capable of affecting the 
significance of a heritage asset or people’s experience of it can be considered as 
falling within its setting.  Where the significance and appreciation of an asset have 
been compromised by inappropriate changes within its setting in the past it may be 
possible to enhance the setting by reversing those charges.

The proposed restoration work to the building will enhance the setting of the Listed 
and the other listed buildings within the surrounding Conservation Area.
Chancery Court Hotel creates a prominent view and stetting for the other buildings in 
its location and by making positive alterations to the facades by creating better lighting 
using gas, cobbled side street and removing unsympathetic blinds.  

Sections 16 and 66 of the Planning (Listed Buildings and Conservation Areas) 
Act 1990 require authorities considering applications for planning permission 
or listed building consent for works which affect a Listed Building to have 
special regard to certain matters, including the desirability of preserving the 
setting of the building.  Further guidance is provided in paragraph by EH in their 
Historic Environmental Planning Practice Guide.  

In the English Heritage Guidance under the section “Heritage Benefits” it 
states:

“There are a number of potential Heritage benefits that could weigh in favour of 
a proposed scheme:
It sustains or enhances the significance of a Heritage Asset and the contribution of 
its setting.
It better reveals the significance of a Heritage Asset and therefore enhances our 
enjoyment of it and the sense of place.”

By improving and removing aspects of the TP Bennett scheme i.e. the glazed 
canopy and the external blinds the current EPR proposals will enhance the 
contribution the historic building makes to its surrounding environment.

EH’s Historic Environment Planning Practice Guide.
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4.02 Local Policy: LDF Camden’s Core Strategy Policy CS14 and Development Policy DP25

CS14 – Promoting high quality places and conserving our heritage
The Council will ensure that Camden’s places and buildings are attractive, safe and easy to use by:

a) requiring development of the highest standard of design that respects local context and 
character;

b) preserving and enhancing Camden’s rich and diverse heritage assets and their settings, 
including conservation areas, listed buildings, archaeological remains, scheduled ancient 
monuments and historic parks and gardens;

c) promoting high quality landscaping and works to streets and public spaces;
d) seeking the highest standards of access in all buildings and places and requiring schemes to be 

designed to be inclusive and accessible;
e) protecting important views of St Paul’s Cathedral and the Palace of Westminster from sites 

inside and outside the borough and protecting important local views.

DP25 – Conserving Camden’s heritage
Conservation areas
In order to maintain the character of Camden’s conservation areas, the Council will:

a) take account of conservation area statements, appraisals and management plans when assessing applications 
within conservation areas;

b) only permit development within conservation areas that preserves and enhances the character and 
appearance of the area;

c) prevent the total or substantial demolition of an unlisted building that makes a positive contribution to the 
character or appearance of a conservation area where this harms the character or appearance of the 
conservation area, unless exceptional circumstances are shown that outweigh the case for retention;

d) not permit development outside of a conservation area that causes harm to the character and appearance of 
that conservation area; and

e) preserve trees and garden spaces which contribute to the character of a conservation area and which provide 
a setting for Camden’s architectural heritage.

Listed buildings
To preserve or enhance the borough’s listed buildings, the Council will:

e) prevent the total or substantial demolition of a listed building unless exceptional circumstances are shown that 
outweigh the case for retention;

f) only grant consent for a change of use or alterations and extensions to a listed building where it considers this 
would not cause harm to the special interest of the building; and

g) not permit development that it considers would cause harm to the setting of a listed building.
Archaeology
The Council will protect remains of archaeological importance by ensuring acceptable measures are taken to preserve 
them and their setting, including physical preservation, where appropriate.
Other heritage assets
The Council will seek to protect other heritage assets including Parks and Gardens of Special Historic Interest and 
London Squares.

The proposals by EPR Architects and Tony Chi Associates will maintain the historic 
building in its current existing use as a hotel.  The standard of the proposed design and 
the quality of the work to provide the end product can be seen in Phase I works that 
have already been given permission.

The proposals will also ensure that this impressive building and streetscape are 
enhanced and do not detract from the character of the Conservation Area.

The proposals by EPR Architects and TCA will enhance the character of the external 
views of the historic building by using specialist lighting and restoring the cobbles of 
Holborn Place.  The significance of the dome which was part of the initial Phase of the 
historic building will be enhanced by the removal of the internal louvres and the 
restoration of the grilles. 

The Design & Access Statement by EPR Architects explains how the proposals address 
the issues of access within an historic building.  By re-directing people to the 
courtyard whilst preserving the historic entrances to the bar and restaurant the 
proposals ensure a greater access into the buildings different zones. 

The proposals are in line with the Council’s Core Strategy Policy CS14.

The EPR and TCA proposals ensure that the hotel will be enhanced to be one of the 
most luxurious hotels in London.  The quality and design of the proposals has been 
drawn up to ensure that the historic features of the listed building and its setting 
within the Conservation Area are also enhanced to ensure that the hotel retains its 
historic character and appearance.

By soft refurbishing the historic areas and preserving the historic features that still 
remain the proposals follow the Councils objectives in DP25.  The hard refurbishment 
areas enhance the layouts of those areas that were altered during the TP Bennett 
Scheme of the 1999/2000.  The Scheme that was passed through Appeal in 1998 
thoroughly altered many of the historic features and plans of the historic building and 
these altered areas will receive the hard refurbishment.
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SECTION 5 ASSESSMENT OF THE APPLICATION

The proposals by EPR Architects and Tony Chi Associates have been carefully designed to preserve the historic building and restore the historic features that remain.  This application forms a 
second phase of works at the Chancery Court Hotel.  The first phase incorporated only a soft refurbishment of the floors forming the sides and rear of the courtyard from first floor up and 
did not require LBC, as agreed with Camden in March 2011.  This phase includes the works to the exterior, the basement, lower and ground floor and the plans of the front building on High 
Holborn.  These works include soft refurbishment and restorative works to the historically significant areas and a hard refurbishment of some of the partitions created during the TP Bennett 
Scheme in 1999.

The finishes and soft refurbishment of the internal areas respect and enhance the historic features that still existing in this Grade II historic building.  The proposals maintain the important 
historic layouts and features where they still remain:  The bar, the meeting rooms on the first floor, the main staircase, the marble corridor and the facades and courtyard.

The re-ordering and hard refurbishment of the bedrooms on all floors in the Phase II zone and the meeting rooms on the lower ground and ground floors remove and alter the modern 1990s 
layouts installed during the TP Bennett Scheme.  The current proposals maintain the corridor divisions of the TP Bennett Scheme. The door positions to the corridors will all remain, but the 
doors will be upgraded and the key fob technology will also be upgraded.
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5.1 Positive and Neutral Impact on the listed building and Conservation Area

Positive

1. The existing glass and steel canopy will be carefully removed and the 
fixing points repaired and restored.

2. The proposals for the main street façade existing lighting converted 
to  gas.

3. The existing awnings and their fixings to be removed and repaired.
4. The proposals also incorporate the planting of box hedges in planters 

and generally making the main street façade more attractive adding to 
the conservation areas important view along High Holborn.

5. The proposals for the staircase propose to restore the glory of the 
staircase and install a hanging light feature that will enhance the area. 
The handrail will be updated to a leather-stitched covered handrail. 

6. The two smoke lobbies will be removed from the bottom of the 
staircases

7. The existing suites installed by TP Bennett Scheme are proposed for 
hard refurbishment.  The suites will be re-ordered maintaining the 
existing corridor confines.  No historic fabric will be altered.

8. The First floor marble clad corridor of book matched marble is in 
good condition.  It can be seen from the original photographs that 
this formed part of the original construction which was then 
extended as Phase IV was built circa 1958.  The proposals by EPR and 
TCA propose to restore the marble if required, remove the carpets 
and restore the marble floor within the first floor lobby where it still 
exists.

9. Initial external lighting concept included in EPR’s Design & Access 
Statement enhances the character and setting of the listed building.

Neutral

1. Signage to be confirmed.
2. The doors to the Bar will be locked shut at all times unless in an 

emergency.
3. The revolving door will be left in situ but will also remain locked at 

all times.
4. The proposals affect the back of house areas in the basement and the  

lower ground and ground floors. 
5. The HR and Sales Department partitions installed during the TP 

Bennett Scheme will be updated and altered.  The original positions 
of support columns will not be changed. 

6. The Engineer’s workshop area will be altered slightly to incorporate 
a staff training room.  However, in the original building all of this area 
was open plan or staircases.

7. The kitchen facilities are likely to be upgraded and re-ordered under 
the separate application for the restaurant.

8. A soft refurbishment will be undertaken in the Ballroom and adjacent 
foyers and lobby.

9. The areas where TP Bennett partitions are being altered are the in-
house dining area, staff canteen, the  housekeeper’s office area and 
linen store, the public telephones and the Pantry area.  These areas 
were all altered significantly during the TP Bennett scheme and EPR’s
proposals only alter the 1999 scheme. 

10. The meeting rooms installed during the TP Bennett Scheme will be
re-ordered. 

11. The marble columns, timber screens and marble cladding as well as 
the main and side facades of the bar will be retained and restored 
where required. The proposals claim that any new services installed 
in this area will respect the existing fabric. 

12. The existing small kitchen area will become a private seating area and 
the current guest entrance will become the Bar’s kitchen.  A partition 
will be installed separating the service pantry from the lobby to the 
reception back of house.

13. The existing gift shop will be removed and the Business Centre will 
be located in this series of rooms.

14. The proposals include the soft refurbishment of the existing lobby 
including the material covering of the columns. 

15. The proposals are a hard refurbishment of the TP Bennett additions 
and alterations including new ceiling, floor coverings and orientation 
of the reception desks. 
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Minor

1. The entrance to the Business Centre will be behind the Salon lift 
lobby.

2. The existing doors will be re-hung on the internal side of the 
courtyard main entrance façade.  The Main entrance will have an 
internally screened walkway lobby to aid direction to the bar, hotel 
and main reception 

3. New Male WCs at Ground Floor will be installed where two offices
were installed during the TP Bennett scheme.

4. The doors to the Reception & Bar Entrances will be re-hung on the 
internal face of the wall but will still open in the same direction.  
Portals will be created which will be minimal in an antique patina 
brass.

5. The entrance to the Saloon will entail re-hanging the double doors so 
they open outwards.

Design

Gates to be installed to match the gates to the main entrance. (neutral)
Detailed external Lighting to be detailed to take the concept enclosed 
within EPR’s Design & Access statement further. (positive)
Signage to be confirmed. (neutral)
Dome & Presidential suite layout and design to be confirmed (positive)
Roof terraces final materials to be confirmed. (neutral)
The Restaurant will be undertaken under a separate application.

Major

No major alterations are proposed to the historic fabric of the building.

5.1 Minor, Design and Major Impact on the listed building and Conservation Area
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5.2 Local Community Benefits

Camden Strategy 2010

“The London Plan expects a minimum of 2,000 new jobs”

“The Council expects that the London Plan targets will be met through relatively 
small scale private sector led schemes, reflecting that the areas potential for 
intensification is largely from the redevelopment of existing properties.

Upgrading the hotel as a 5 star luxury London hotel will improve the 
commercial viability of the listed building.

Improvements to the street environment in particular pedestrian environment to 
and around Holborn underground station:

The proposals to the High Holborn façade will improve the aesthetic of the 
historic façade and there may be some consideration for improving the 
seating in front of the hotel.

Improving community safety

The rat run of Holborn Place will be better lit making it less likely to be 
used as a quick route through to Whetstone Park.
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CONCLUSION

The purpose of this report is to advise London Borough of Camden, (LBC), of the extent of surviving historic fabric not affected by the conversion of the 
Pearl Assurance building from office use to its current hotel use.  We believe that the combination of written evidence provided by the Inspector, the 
historic drawings and surveys and the onsite investigation provide evidence that the proposed works will not have adversely impact on the historic fabric of 
the Listed Building.  The proposals take particular care over sensitive areas of the building like the bar, external facades and first floor meeting rooms.  The 
architects and interior designer have tried to incorporate a modern 21st century 5+ star hotel into the Pearl Assurance without adversely affecting its special 
historic character by restricting the main hard refurbishment changes to the areas altered by the TP Bennett Scheme in the 1990s.

GQA 
February 2012.
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APPENDICES
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APPENDIX 1: Planning Inspectorate Decision of December 1990
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APPENDIX 2: List of Planning, Listed Building Consent and Appeal Applications from Camden Planning Website.
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