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8.0	 Appendix
8.01	 Consultation

Consultation

Extensive consultation has been carried out on the 
project to engage the London Borough of Camden 
Planning Authority, the local community and various 
other stakeholders.

A Public Exhibition was held at 21-31 New Oxford 
Street on the 10th-12th April 2014, with a preview 
on the evening of the 9th April 2014.

In total 14 attended the stakeholder briefing and 
special preview. This included representatives from 
the Bloomsbury Association, InMidtown BID, the 
Covent Garden Community Association, the Seven 
Dials Trust, Camden Council and South Bloomsbury 
Residents’ Association.  Across the three days of the 
exhibition, 72 people viewed the proposals on site, 
giving a total of 86 attendees. 

Of the attendees, 24 completed and submitted a 
feedback form on the day. Of the 18 who chose 
to leave their contact details, the majority gave 
an address in the surrounding area.  The overall 
response was positive, with the vast majority of 
respondents commending bringing the building back 
into use. 

 There is an on-going plan of consultation including 
dedicated meetings with key stakeholders and 
local councillors. For further information on the 
Public Consultation refer to the accompanying 
document produced by Gerald Eve and London 
Communications. 
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21 - 31 New Oxford Street - Public Exhibition
10th - 12th April 2014

WELCOME

City Aerial View - birds eye view looking north

Holborn 
Station

Tottenham
Court
Road

Station

British 
Museum

Covent 
Garden

Welcome and thank you for coming to our public exhibition, 

detailing our proposals for 21-31 New Oxford Street. 

This is an exciting opportunity to bring back into use a site 

which has been derelict for over 20 years. 

Our proposals will re-invent the existing building with high 

quality architecture to create affordable homes, offices and 

retail, as well as opportunities to improve the public realm. 

We have worked closely with a number of local groups and 

residents, as well as attending a public forum arranged by the 

London Borough of Camden to discuss our emerging ideas.  

The feedback received through this engagement has been 

constructive and informative and is reflected in the vision you 

will now see. 

Please take a look at our plans, ask the team any questions and 

use the comments card provided at the end to give us your 

feedback.
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CONNECTIVITY
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Existing	Pedestrian	Flow	Analysis

Bus	Routes	(direction		of	
flow	indicated	by	arrow)
Bus	Routes	(contraflow)

Two	Way	Vehicular	Flow

One	Way	Vehicular	Flow

Parks	&	Garden	Squares
Churchyards
Courtyards
Community	Gardens
Pedestrianised	Spaces
Civic	Squares
Underground 

Pedestrian Movement

Vehicular Movement

update base to no arrows!!!

Access to Public Open Space

New	Oxford	Street	

•	6m	high	hoarding.
•	Poor	quality	materials	

underfoot.
•	Disconnected	pedestrian	
realm	through	road	junctions.

High	Holborn

•	6m	high	hoarding.
•	Poor	quality	materials	

underfoot.
•	Substantial	overhang	to	

unused footway.
•	Lack of use over the years 

has led to substantial street 
clutter. 

Museum	Street

•	6m	high	hoarding.
•	Poor	quality	materials	

underfoot.
•	Lack of identity.
•	Lack of activity on all sides.

32   01.04.2014

Dunn’s Passage - Sketch Ideas

6.0 Opportunities

31   01.04.2014

Dunn’s Passage - Historic Precedents

6.0 Opportunities

A defi ning part of London’s urban form. 

Distinct tight character. Consistency of 
materials. Glimpse of light /destination/ 
greenery improves experience
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Open Space Baseline Study  Draft 01 
8 

The public open spaces identified within 
the study area vary in type and character. 
They include: 
 
8 Parks and Garden Squares 
6 Courtyards (open spaces within private 
or residential developments or 
institutions) 
2 Churchyards 
1 Community Garden 
8 Pedestrianised spaces (streets or 
widened pavements) 
1 Civic Square (Tottenham Court Road 
Crossrail Station). 
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Dunns	Passage

•	Former	historic	route.
•	Currently boarded up with 

no public access.
•	Partly within site ownership.

Junction	of	New	Oxford	
Street,	Museum	Street	and	
Bloomsbury way

•	Traffic	dominated.
•	Confusing	broken	sequence	

of crossings.
•	Poor pedestrian experience.

Junction	of	Museum	Street	and	
High	Holborn

•	Traffic	dominated.
•	Poor pedestrian experience.

400m 
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OFFICE

Sketch	view	showing	proposed	internal	office	space

Sketch	view	showing	proposed	internal	office	spaceSketch	view	showing	office	entrance	on	Museum	Street

High	quality,	flexible	office	space	to	
accommodate a range of businesses.

Retained	existing	structure	used	to	create	
a	unique	range	of	spaces	for	a	diverse	mix	
of employment uses.

Approximately	3,000	new	jobs	(London	
Plan	target	is	5,000	new	jobs	for	the	
whole	of	Tottenham	Court	Road	
Opportunity	Area).	

Outdoor	amenity	spaces	to	cater	for	
office	workers.

Central London location accessible to 
Tottenham	Court	Road	and	Holborn	
Underground	Stations	and	Crossrail.

Cycle	provision	to	achieve	BREEAM	
Excellent,	and	comply	with	Camden	local	
policy	and	GLA	requirements.	

Main	office	entrance	on	Museum	Street.

Level	2	Floor	Plan	(1:500)
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21 - 31 New Oxford Street - Public Exhibition
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EMERGING ARCHITECTURAL IDEAS

Proposals

Precedents

Spring	Street	Studios,	New	York
Repetition	with	subtle	variation	to	express	
structural frame. 

Proposed	Bay	Study Proposed view showing depth and reveal through 
assembly of building components.

View	looking	west	along	New	Oxford	Street Detail	of	proposed	junction	between	primary	building	components.

expressed 
metal frame 
with rounded 
corners.

frameless 
bonded 
glazing.

expressed 
shadow gap 
and connection 
details.

textured	infill	panel	of	
metal	or	masonry	(please	
refer to our samples 
table	for	examples).

Spring	Street	Studios,	New	York
Detail	showing	depth	and	reveal	of	large	
scale openings.

Carson	Pirie	Scott,		Louis	Sullivan,	
Chicago
Mass	and	scale	of	articulation	for	a	
significant	urban	block	with	refined	
and focused corner. 

Carson	Pirie	Scott,		Louis	Sullivan,	
Chicago
Detail	showing	depth,	texture	and	
reveal of large scale openings. 

Maison	de	Peuple	and	Chair,		Jean	
Prouve,	Paris
Crafted modular elements with 
details that express the assembly of 
components.

The	Economist	Buildings,		Alison	and	Peter	
Smithson,	London
Large scale openings and expressed structural 
frame.

21 - 31 New Oxford Street - Public Exhibition
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Existing Building - birds eye view looking north

The site lies within the London Borough of Camden. The relevant planning 
designations affecting the site are set out below.

London Plan
•	 Central	Activities	Zone
•	 Tottenham	Court	Road	Opportunity	Area
•	 West	End	Special	Retail	Policy	Area

London Borough of Camden
•	 Central	London	Area
•	 Tottenham	Court	Road	Growth	Area
•	 Royal	Main	Sorting	Office	Site	Allocation	

Supplementary	Planning	Documents
•	 Planning	Framework	for	Tottenham	Court	Road	Station	and	St	Giles	High	Street	Area	–	2004
•	 21-31	New	Oxford	Street	(former	Post	Office	Site)	Planning	Brief	–	2004	
•	 Central	London	Planning	Guidance	2007

Emerging Proposals 
•	 West	End	Project	

Key	objectives	from	Planning	Brief/Site	Allocation	DPD
•	 High	quality	sustainable	design	
•	 Mix	of	uses	
•	 Active	frontages	
•	 Public	realm	improvements

PLANNING POLICY

21 - 31 New Oxford Street - Public Exhibition
10th - 12th April 2014

EXISTING BUILDING

Looking	west	along	New	Oxford	Street	&	High	Holborn

Looking	east	along	High	Holborn	

Key Facts 
•	Former		WC1	Royal	Mail	
Sorting	Office.

•	Existing	Mail	Rail	Network	
station and tunnels below 
building.

•	Existing ground-scraper with 
1	Acre	floorplates.

•	Existing Building Area            
=	c	29,500	sqm.

•	Existing	Building	Height																	
=	Ground		+	10	storeys	
(including	mezzanine	floors).

•	210m	of	dead	frontage	to	
three	major	streets	for	over	
20	years.

•	Unoccupied building since the 
early	1990s.Looking	east	along	New	Oxford	Street

Looking	south	along	Museum	Street
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Board TitleAFFORDABLE HOMES

Level	2	Floor	Plan	(1:1000)

Level	5	Floor	Plan	-	Rooftop	Amenity	(1:1000) Typical	Residential	Layout	-	2	x	2	bedroom	and	1	x	1	bedroom

Typical	Residential	Layout	-	3	x	1	bedroom	and	1	x	studio Sketch	view	showing	proposed	residential	on	High	Holborn

New Oxford Street

New Oxford Street

High
 H

olborn

High
 H

olborn

Birdseye looking north

Residential	Axonometric
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20	-	25	new	affordable	homes	(depending	on	
mix)	over	7	storeys.

Flexible	layouts	to	allow	for	a	mix	of	tenancies.	

Residential	entrance	on	High	Holborn.

London	Housing	Design	Guide	compliant.

100%	of	London	Borough	of	Camden’s	
affordable	housing	requirement.

100%	Lifetime	Homes	compliant.

Wheelchair	accessible	policy	compliant.

Code	for	Sustainable	Homes	Level	4.

On-site	resident’s	rooftop	amenity	giving	privacy	
from	adjacent	office	uses	through	location	of	
access lobby.
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Looking	east	along	High	Holborn

KEY VIEWS

Looking	south	down	Museum	Street
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HISTORY AND CONSTRAINTS
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PDC RAILWAY (ROUGH
CENTRELINE)Royal	Mail	Group	(RMG)	first	occupies	the	site	with	smaller	post-office	in	1897,	expanding	to	

half	of	the	existing	site	in	1916	(then	fronted	by	Hyde	Street).

RMG	construct	the	Mail	Rail	tunnels	and	platforms	between	1914-1917	and	1923-1927,	
running	from	Whitechapel	to	Paddington.	Station	located	underneath	the	site.

RMG	construct	the	WC1	Sorting	Office	between	1961-1969.

RMG	cease	operations	in	the	Sorting	Office	in	the	early	1990s,	followed	by	the	closure	of	
Mail	Rail	in	2003.	

Mail	Rail	tunnels	and	station	platforms	below	the	existing	building	foundations	make	it	
exceptionally challenging to demolish and redevelop the existing ground-scraper.

Historic	route	of	High	Holborn	and	the	old	Broad	Street	
connecting east to west.

Museum	Street	provides	only	unbroken	north-south	route.

The	Rookery	slums	occupy	the	site	with	high	density	
housing on a tight urban grid.

Inspiration	for	William	Hogarths	‘Gin	Alley’.

New	Oxford	Street	built	in	1847	with	ambition	to	provide	
strong	east-west	connection	all	the	way	from	Hyde	Park	to	
the City. 

The	introduction	of	New	Oxford	Street	defines	scale	and	
geometry of island site.

The	New	Oxford	Street	connection	is	undermined	by	
Hart	Street	(which	later	became	Bloomsbury	Way)	and	the	
prevailing vehicular movements that have developed over 
time. 

Use	of	the	site	by	Royal	Mail	Group	(RMG)1896	Map1813	Map	of	The	Rookery	

Hogarths	‘Gin	Alley’

SITE HISTORY CONSTRAINTS OF THE EXISTING BUILDING

New	Oxford	Street Mail	Rail,	1935
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EXISTING BUILDING  - INTERNAL

The existing building contains 
a	unique	and	diverse	series	of	
structural volumes of exceptional 
spatial	quality.	The	proposals	use	this	
as a starting point to help bring this 
significant	piece	of	the	local	built	
environment back to life. 

Further	to	this,	re-using	the	
structure of the existing building 
is considered a highly sustainable 
approach as it reduces the amount 
of	new	concrete	and	steel	required,	
allows	the	significant	embodied	
energy in the structure to be 
retained and reduces emissions for 
vehicular movements to and from 
the site during construction.

This and the following strategies 
will	contribute	to	the	proposals’	
targeted		BREEAM	rating	of	
Excellent:

•	Minimised	water	consumption.

•	Ecological enhancements in street 
level	public	realm	and	upper	floor	
terraces.

•	Sustainable	drainage	strategy	to	
reduce	flood	risk.

•	A new highly air tight façade 

21 - 31 New Oxford Street - Public Exhibition
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Board TitleRETAIL AND GROUND FLOOR USES

Proposed	retail	frontage	looking	east	down	New	Oxford	Street

Ground	Floor	Plan	(1:500)

A

A

Space	15	Twenty,	LA

Caravan,	Kings	Cross

Section	AA	through	Museum	Street	showing	potential	retail	usesExisting dead frontage

Existing dead frontage
 

 

 

Offices

Distribution	of	Uses

Homes

Retail

Service	Entrance

Cycle Entrance

Residential	Entrance

Retail	Entrance

Office	Entrance

1

1

1

1

7

8

5

New	active	frontages	on	all	
elevations	at	ground	floor	level,	
creating a destination rather than 
just	an	address.

Flexible	retail	to	cater	for	all	
local	users	(residents,	visitors	and	
workers).

Targeting	BREEAM	Excellent.

Incorporated signage and 
ventilation	zone	in	retail	facade	
maintains	high	quality	unified	
scheme. 

Main	office	entrance	on	Museum	
Street.

Residential	entrance	on	High	
Holborn.

Cycle	entrance	on	New	Oxford	
Street.

Service	entrance	on	High	Holborn.

No	bars	or	clubs	proposed.

Potential for: 

Lifestyle Concept - speciality 
retailing	i.e.	furniture,	fashion,	
jewellery.

White	Box	Concept	-	flexible	
independent retailing for start-up 
businesses and young entrepreneurs.

Food	-	all	day	offer	which	will	be	
accessible and not elitist.
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Museum	Street	and	High	Holborn	corner	looking	North. Aerial	view	looking	north	up	Museum	Street

Sketches	showing	strategy	for	
Pedestrian	Priority	along	Museum	
Street

Example of seating set within tree grove

Museum	Street	and	New	Oxford	Street	corner	looking	south

PUBLIC REALM

Pedestrian priority with raised 
paved carriageway and low kerb.

Planting bed to capture existing 
tree stems.

New	tree	planting	to	create	
grove on grid with existing trees.

Widened	pavement	on	Museum	
Street	east.

New	robust	street	furniture	
within grove.

De-cluttering	of	street	furniture	
with improved lighting.

Consistent	quality	of	paving	and	
finishes.	

Potential	Green	Wall	on	
Carpark elevation.
Retail	uses	to	activate	new	
public space.

Improvements	to	New	Oxford	
Street	and	Museum	Street	
junction	(see	next	board	for	
more	information).

Improvements	to	High	Holborn	
and	Museum	Street	junction	
(see	next	board	for	more	
information).

Working	with	neighbours	to	
re-open	the	Historic	Dunns	
Passage.
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TOWNSCAPE AND HERITAGE CONTEXT

SITE

Local Area Analysis
The site is surrounded by areas with a clear identity but does not clearly belong to any one of these areas. 
The site is not in a conservation area. 
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Bloomsbury Conservation Area

A. Centre Point (II)
B. Dominion Theatre (II), 5,8-12 Great Russell 
Street (II) & Burtons Headquarters and Shop (II)
C.  Queen Mary Hall and YMCA Central Club (II*) & 
Congress House ( *)
D. 98-109 Great Russell Street (II*)
E. Parnell House (II*)

A. 

B. 
H. 

I. 

J. 

K. 

L. 

M. 
N. 

O. 

U. 

P. 

Q. 
R. 

S. 

T. 
C. 

D. 

Seven Dials 
Conservation Area

Kingsway 
Conservation Area

Denmark Street 
Conservation Area

E. 
F. 

G. 

F. 1,3 and 5 Bloomsbury Street (II)
G. No.10 (II*)
H. James Smith and Sons - Hazelwood House (II*)
I. Bloomsbury Central Baptist Church (II)
J. Church of St Giles in the Fields (I)
K. St Mungos Housing (II), 81 Endell Street (II) & 
Swiss Protestant Church (II)

Conservation Areas & Listed Buildings

Listed Buildings

L. Shaftesbury Theatre (II) & King Edward 
Mansions Sovereign House (II)
M. The Bloomsbury Public House (II) & Queen 
Alexandra Mansions (II)
N. 43 and 45 New Oxford Street (II)
O. The Plough (II) & 43-48 Great Russell Street (II)
P. 40-41 Museum Street (II)

Q. 42-47 Museum Street (II) and 5 Little Russell 
Street (II)
R. Church of St George (I)
S.  186-187 Drury Lane (II)
T. Holborn Town Hall and Library (II) & 199-201 
High Holborn (II)
U. The British Museum (I)
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The	site	is	not	in	a	conservation	area,	and	does	not	clearly	belong	to	any	one	of	the	areas	
with distinct identities that surround it.

     

Its	predominant	context	is	that	of	an	east-west	main	road	system	(High	Holborn	/	New	
Oxford	Street	/	Bloomsbury	Way	)	that	is	varied	in	character	and	quality	of	built	frontage	
along	its	length,	more	varied	and	bigger	in	scale	than	the	side	streets	to	north	and	south	
and	includes	a	number	of	major	buildings,	of	which	the	existing	building	is	one.

The	best	quality	major	buildings	on	the	main	roads	and	also	in	the	hinterland	establish	a	
strong	presence	and	architectural	character	of	their	own.		There	are	a	number	of	major	
post-war buildings in the area that have been listed and which exemplify this fact.

Victoria	House,	Bloomsbury	Square.
Grade	II	Listed

The	Institute	of	Education,	Bedford	Way,	
Grade	II*	Listed.

Centre	Point,	
Grade	II	Listed.

TUC	Building,
Grade	II	Listed.

The	Brunswick	Centre,	
Grade	II*	Listed.

Prudential	Headquarters,
Grade	II*	Listed.

233	High	Holborn.
Grade	II	Listed

21 - 31 New Oxford Street - Public Exhibition
10th - 12th April 2014

New Oxford Street

New Oxford Street

M
useum

 Street

M
useum

 Street

Drury Lane

High
 H

olbo
rn

High Holborn

Princes Circus 
(proposed improvements)
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Sustainable	re-use	through	retention	of	
existing structural frame.

Existing decaying facades replaced with 
new	high	quality	architecture.

New	focal	corner	to	unite	upper	and	
lower masses and provide urban focus 
on prominent corner.

One	extra	storey	on	top	of	existing	
mass.

Building	line	on	High	Holborn	
reinstated to meet Commonwealth 
House	and	repair	street	frontage.	

Active	ground	floor	shop	frontages	on	
all three sides.

20	-	25	new	affordable	homes	(100%	
of	required	provision)	with	resident’s	
rooftop amenity.

Flexible	new	workplace	to	help	meet	
Camden’s	employment	targets.

Working	with	neighbours	to	re-open	
the	Historic	Dunns	Passage.

Significantly	improved	road	junctions.

New	public	open	space	on	Museum	
Street.

Proposed	Building	Area	=	c	42,500	sqm.

Proposed	Building	Height	
=	Ground		+	11	storeys	(including	
mezzanine	floors).

Proposed	Site	Plan	1:2000	 View	looking	east	along	New	Oxford	Street

Offices

Distribution	of	Uses

Homes

Retail

Birdseye view looking south Birdseye view looking north

EMERGING VISION

1

2

2

6

3

4
8

3

9

10

11

12

13

4

5

10

10

6

11

8

7

3

6

5

7

9

21 - 31 New Oxford Street - Public Exhibition
10th - 12th April 2014

EMERGING ARCHITECTURAL IDEAS

Proposals

Precedents

Spring	Street	Studios,	New	York
Repetition	with	subtle	variation	to	express	
structural frame. 

Proposed	Bay	Study Proposed view showing depth and reveal through 
assembly of building components.

View	looking	west	along	New	Oxford	Street Detail	of	proposed	junction	between	primary	building	components.

expressed 
metal frame 
with rounded 
corners.

frameless 
bonded 
glazing.

expressed 
shadow gap 
and connection 
details.

textured	infill	panel	of	
metal	or	masonry	(please	
refer to our samples 
table	for	examples).

Spring	Street	Studios,	New	York
Detail	showing	depth	and	reveal	of	large	
scale openings.

Carson	Pirie	Scott,		Louis	Sullivan,	
Chicago
Mass	and	scale	of	articulation	for	a	
significant	urban	block	with	refined	
and focused corner. 

Carson	Pirie	Scott,		Louis	Sullivan,	
Chicago
Detail	showing	depth,	texture	and	
reveal of large scale openings. 

Maison	de	Peuple	and	Chair,		Jean	
Prouve,	Paris
Crafted modular elements with 
details that express the assembly of 
components.

The	Economist	Buildings,		Alison	and	Peter	
Smithson,	London
Large scale openings and expressed structural 
frame.
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KEY BENEFITS

20-25 much needed new affordable homes on 

site. (exact number dependant on mix) 

Flexible new office space creating approximately 

3,000 new jobs.

Activating street frontages at ground floor level 

with diverse mix of shops, cafes and restaurants 

for all local users (residents, visitors and 

workers).

Inherently sustainable re-use of existing building 

(unoccupied for approx. 20 years).

Improved energy use through modern and efficient 

facilities and systems.

Enhanced public realm and pedestrian routes in key 

location between Covent Garden, Bloomsbury and 

Holborn.

High quality architecture transforming the built 

environment and enhancing local views. 

• • • 

• • 
• 

• 
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