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1.0 Introduction
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This Townscape, Visual Impact and Heritage Assessment has been prepared in
support of the planning application for the extension of Lincoln House in Holborn in the
London Borough of Camden (referred to as ithe Siteb) to provide a new office and retail
development (the iProposed Development(). The report has been prepared by Peter
Stewart Consultancy, a practice which provides independent expert advice on
architecture, urban design, townscape and heritage.

The assessment considers the visual impact of the Proposed Development on the
townscape of the area around the Site and assesses the effect of the Proposed
Development on views from a number of viewpoints agreed with the local planning
authority (see below regarding the selection of viewpoints).

The Site lies within the Bloomsbury Conservation Area and this assessment considers
the direct effect of the Proposed Development on the significance of this designated
heritage asset. There are a number of statutory and locally listed buildings in the area
around the Site and this assessment considers the indirect effect of the Development
on these heritage assets, as identified in section 3, making use of the views included in
section 6.

The report sets out the following:

¢ Relevant heritage statutory duties and heritage and townscape policy and
guidance.

e A description of the Site and its context, including statements of significance of
heritage assets.

e An assessment of the architectural and urban design quality of the Proposed
Development.

e An assessment of the effect of the Proposed Development in the 5 views from
viewpoints agreed with the Council.

¢ An assessment of the effect of the Proposed Development on the local townscape,
the heritage significance of the Bloomsbury Conservation Area, and on the setting
of listed buildings (as set out in chapter 3) in line with the statutory duties set out in
the Planning (Listed Buildings and Conservation Areas) Act 1990, and policies
contained in the NPPF.

e Conclusions.
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1.10

Selection of viewpoints

Five viewpoints have been chosen to illustrate the effect of the Proposed Development
on townscape, views and the setting of heritage assets, and these are illustrated in
section 5.

Candidate viewpoint locations were identified based on an examination of maps and
aerial photographs, maps and lists of listed buildings, and good prior knowledge of the
area.

A final selection of viewpoints was made following a site visit and with the aim of
providing a broad range of viewpoints from all points of the compass and within the
following three types of viewing location in particular:

e Views, if any, that have been identified as significant, by the planning authority or
others, e.g. in planning policy and guidance documents and conservation area
appraisals;

e Other locations or views of particular sensitivity, including those viewpoints in
which the Proposed Development may significantly affect the Bloomsbury
Conservation Area, or the setting of listed buildings; and

¢ Representative townscape locations from which the Proposed Development will be
visible.

The viewpoints were agreed in consultation with the London Borough of Camden as
part of the pre-application discussions.

For each of the five identified views illustrated in section 5, there are images of the
view as existing, as proposed and as cumulative (showing the neighbouring scheme at
nos. 294-295 High Holborn). Views 1-4 are provided as (Accurate Visual
Representationsi ((AVRsi) and view 5 is provided as a non-verified view. AVRs are
provided as rendered (photorealistic) images. Rendered images illustrate accurately
the degree to which the development will be visible, and its form in outline. They also
show the detailed form and the proposed use of materials. View 5, whilst not verifiable,
also shows the detailed appearance and proposed use of materials for the Proposed
Development, as seen from the surrounding area.

AVRs are produced by accurately combining images of the proposed development
(typically created from a three-dimensional computer model) with a photograph of its
context as existing. The photography, non-verified view and AVRs were prepared by
Preconstruct Limited, a company who specialise in the production of accurate
verifiable images, and their methodology is included in Appendix A.



2.0 Legislation and planning policy context
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This section sets out the statutory duties, national policy and guidance, and regional
and local plan policies and guidance which are relevant to the consideration of
heritage and townscape matters.

National Legislation
The Planning (Listed Buildings and Conservation Areas) Act (1990)
Listed Buildings

Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990
states, “in considering whether to grant planning permission for development which
affects a listed building or its setting, the local planning authority or, as the case may
be, the Secretary of State shall have special regard to the desirability of preserving the
building or its setting or any features of special architectural or historic interest which it
possesses.”

Conservation Areas

Section 72 of the Act requires that when considering applications for planning
permission for buildings or land in a conservation area special attention shall be paid
to the desirability of preserving or enhancing the character or appearance of a
conservation area.

National planning policy and guidance
The National Planning Policy Framework, March 2012

The Department for Communities and Local Governmentis National Planning Policy
Framework (NPPF) states that the purpose of the planning system is to contribute to
the achievement of sustainable development, which has three dimensions; economic,
social and environmental.

The NPPF states, at paragraph 14, that “At the heart of the National Planning Policy
Framework is a presumption in favour of sustainable development, which should be
seen as a golden thread running through both plan-making and decision taking”.

Among the core planning principles set out at paragraph 17 are that planning should

“always seek to secure high quality design and a good standard of amenity for all
existing and future occupants of land and buildings” and should “conserve heritage
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assets in a manner appropriate to their significance, so that they can be enjoyed for
their contribution to the quality of life of this and future generations”.

Requiring good design

Section 7 of the NPPF deals with design. At paragraph 56, the NPPF states that
“Good design is a key aspect of sustainable development, is indivisible from good
planning, and should contribute positively to making places better for people”.

Paragraph 60 states that fiPlanning policies and decisions should not attempt to
impose architectural styles or particular tastes and they should not stifle innovation,
originality or initiative through unsubstantiated requirements to conform to certain
development forms or styles. It is, however, proper to seek to promote or reinforce
local distinctivenesso.

Paragraph 61 states that iAlthough visual appearance and the architecture

of individual buildings are very important factors, securing high quality and inclusive
design goes beyond aesthetic considerations. Therefore, planning policies and
decisions should address the connections between people and places and the
integration of new development into the natural, built and historic environmento.

Paragraph 63 states that “In determining applications, great weight should be given to
outstanding or innovative designs which help raise the standard of design more
generally in the area”.

Paragraph 64 states that iPermission should be refused for development of poor
design that fails to take the opportunities available for improving the character and
guality of an area and the way it functionso.

Conserving and enhancing the historic environment

Section 12 of the NPPF deals with conserving and enhancing the historic environment.
It applies to the heritage-related consent regimes under the Planning (Listed Buildings
and Conservation Areas) Act 1990, plan-making and decision-taking.

Heritage assets are defined in Annex 2 of the NPPF as a “building, monument, site,
place, area or landscape identified as having a degree of significance meriting
consideration in planning decisions, because of its heritage interest. Heritage assets
include designated heritage assets and heritage assets identified by the local planning
authority (including local listing).”



2.14

2.15

2.16

2.17

2.18

2.19

2.20

The NPPF requires an applicant to describe the significance of any heritage assets
affected by a proposal, including any contribution made by their setting (para 128). It
goes on to say that “the level of detail should be proportionate to the heritage asset's
importance and no more than is sufficient to understand the potential impact of the
proposal on their significance.”

The NPPF identifies three key factors local authorities should take into account in
determining applications:

. The desirability of sustaining and enhancing the significance of heritage assets
and putting them to viable uses consistent with their conservation;

. The positive contribution that conservation of heritage assets can make to
sustainable communities including their economic vitality; and

° The desirability of new development making a positive contribution to local
character and distinctiveness.

Paragraph 132 states that in assessing impact, the more important the asset, the
greater the weight should be given to its conservation. It notes that significance can be
harmed or lost through alteration or destruction of the heritage asset or development
within its setting.

Para 133 states that “where a proposed development will lead to substantial harm to
or total loss of significance of a designated heritage asset, local planning authorities
should refuse consent, unless it can be demonstrated that the substantial harm or loss
is necessary to achieve substantial public benefits that outweigh that harm or loss, or
all of the following apply:

) the nature of the heritage asset prevents all reasonable uses of the site; and

) no viable use of the heritage asset itself can be found in the medium term
through appropriate marketing that will enable its conservation; and

) conservation by grant-funding or some form of charitable or public ownership is
demonstrably not possible; and

o the harm or loss is outweighed by the benefit of bringing the site back into use.”

Where a development proposal will lead to 'less than substantial' harm to the
significance of a designated heritage asset, this harm should be weighed against the
public benefits of the proposal, including securing its optimum viable use (paragraph
134).

Paragraph 135 states the effect of an application on the significance of a non-
designated heritage asset requires a balanced judgement having regard to the scale of
any harm or loss and the significance of the heritage asset.

The NPPF requires local planning authorities to look for opportunities for new
development within Conservation Areas and World Heritage Sites and within the
setting of heritage assets to enhance or better reveal their significance. Paragraph 137
goes on to say "Proposals that preserve those elements of the setting that make a
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positive contribution to or better reveal the significance of the asset should be treated
favourably".

The setting of a heritage asset is defined in Annex 2 as "the surroundings in which a
heritage asset is experienced. Its extent is not fixed and may change as the asset and
its surroundings evolve. 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.”

Planning Practice Guidance, March 2014

The national Planning Practice Guidance (PPG) was launched by Government on the
6th March 2014. It provides a web-based resource in support of the NPPF.

The PPG includes a section entitled 'Design'. This explains, inter alia, the importance
of good design, the planning objectives that good design can help to achieve, the
gualities of a well designed place, and how buildings and the spaces between them
should be considered.

The planning objectives of design are stated to include promoting, inter alia, local
character; safe, connected and efficient streets; a network of green spaces and public
places; and cohesive and vibrant neighbourhoods.

In terms of the qualities that contribute to a well designed place, the PPG
states that a well designed place should:

. "Be functional;
) Support mixed uses and tenures;
o Include successful public spaces;

. Be adaptable and resilient;

o Have a distinctive character;

. Be attractive; and

. Encourage ease of movement"

The PPG identifies the following considerations which may be relevant in terms of how
buildings and the spaces between them should be considered:

o "Layout - the way in which buildings and spaces relate to each other;
o Form - the shape of buildings;

o Scale - the size of buildings;

. Detailing - the important smaller elements of building and spaces; and
. Materials - what a building is made from".

The PPG includes a section entitled 'Conserving and enhancing the historic
environment'. This considers the factors that should inform decision taking about
developments that would affect heritage assets. It notes that "Heritage assets may be
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affected by direct physical change or by change in their setting. Being able to properly
assess the nature, extent and importance of the significance of a heritage asset, and
the contribution of its setting, is very important to understanding the potential impact
and acceptability of development proposals”. The PPG notes that setting is defined in
the NPPF and "is the surroundings in which an asset is experienced, and may
therefore be more extensive than its curtilage". The PPG states that "A thorough
assessment of the impact on setting needs to take into account, and be proportionate
to, the significance of the heritage asset under consideration

and the degree to which proposed changes enhance or detract from that significance
and the ability to appreciate it."

2.33
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The national PPG explains which bodies are responsible for the designation of 2.35

heritage assets and provides information on heritage consent processes.

With regard to non-designated heritage assets, the PPG notes that "Local planning
authorities may identify non-designated heritage assets" and "Local lists incorporated
into Local Plans can be a positive way for the local planning authority to identify non-
designated heritage assets against consistent criteria so as to improve the
predictability of the potential for sustainable development." It goes on to state that
"When considering development proposals, local planning authorities should establish
if any potential non-designated heritage assets meets the definition in the National
Planning Policy Framework at an early stage in the process."

2.36

Regional planning policy and guidance

The London Plan — Spatial Development Strategy for Greater London, 2016 537
The London Plan is ithe overall strategic plan for London, setting out an integrated

economic, environmental, transport and social framework for the development of

London over the next 20-25 years.’ The policies most relevant to townscape,

conservation and visual assessment are contained in Chapter Seven (Londonis Living

Places and Spacesi. The London Plan was updated in March 2016 to include the

Minor Alterations to the London Plan (MALP).

Policy 7.4 expands on the theme of local character and states that ‘Development
should have regard to the form, function, and structure of an area, place or street and
the scale, mass and orientation of surrounding buildings’.

Policy 7.6 on architecture states that ‘Architecture should make a positive contribution
to a coherent public realm, streetscape and wider cityscape. It should incorporate the
highest quality materials and design appropriate to its context.’ It goes on to set out a
list of requirements of new buildings and structures including, inter alia, that they
should be ‘of the highest architectural quality’; they should ‘be of a proportion,
composition, scale and orientation that enhances, activates and appropriately defines
the public realm’; they should include details and materials that ‘complement, not
necessarily replicate’ local architectural character; they should not cause
‘unacceptable harm to the amenity of surrounding land and buildings, particularly

2.38
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residential buildings’ which is said to be particularly important for tall buildings; and
they should ‘optimise the potential of sites’.

Policy 7.8 iHeritage Assets and Archaeologyi states that iDevelopment affecting
heritage assets and their settings should conserve their significance, by being
sympathetic to their form, scale, materials and architectural details.’

Policy 7.11 on the iLondon View Management Frameworki notes that vistas towards
strategically important landmarks should be protected through designated landmark
viewing corridors and wider setting consultation areas.

Policy 7.12 on iimplementing the London View Management Frameworki states that:

“New development should not harm, and where possible should make a
positive contribution to, the characteristics and composition of the strategic
views and their landmark elements. It should also preserve or enhance
viewers’ ability to recognise and appreciate strategically important landmarks
in these views”.

Policy 7.12 goes on to note that, with regard to protected vistas, development in the
wider setting consultation area should “preserve or enhance the viewer's ability to
recognise and to appreciate the strategically important landmark”.

The London Plan — The Spatial Development Strategy for Greater London, Draft
for Public Consultation (2017)

The Mayor of London has issued a draft version of a new London Plan for
consultation, with comments invited until March 2018. Its aim is to set out "an
integrated economic, environmental, transport and social framework for the
development of London over the next 20-25 years.” When adopted, it will replace the
current London Plan. The policies most relevant to townscape, visual impact and the
historic environment are contained in Chapter 3, iDesigni, and Chapter 7, (Heritage
and Culturei. These chapters contain draft policies that are broadly similar to those in
Chapter 7, iLondonis Living Places and Spacesi, in the current London Plan.

London View Management Framework Supplementary Planning Guidance —
March 2012

In March 2012 the Mayor published the iLondon View Management Framework
Supplementary Planning Guidanceb (ILVMFb iSPG{) which is designed to provide
further clarity and guidance on the London Planis policies for the management of
certain views identified as important in the London Plan. The Site falls within the
background wider setting consultation area for view 5A.2 (Greenwich Park: the
General Wolfe Statue T north-east of the statue).

Local planning policy and guidance
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The Camden Local Plan (July 2017) 2.45
The Camden Local Plan was adopted on 3" July 2017. It replaced the Core Strategy

and the Camden Development Policies. It covers the period up until 2031, and will aim

to help the delivery of the Councilis vision for Camden.

Policy D1 on (designi states that development in the borough should respect local
context and character, and preserve heritage assets in accordance with Policy D2. It
also notes that the development must preserve strategic and local views and integrate
well with the streets and spaces in the surrounding area. This policy notes that the
borough is sensitive to the development of tall buildings, and tall buildings must relate
to their surroundings, both at street level and within the skyline, and should take into
account ‘the historic context of the buildings surroundings’ and (the relationship
between the building and hills and views.’

2.46

Policy D2 on theritageb aims to preserve and enhance heritage assets and their
settings and ensure no loss or harm comes to them. The policy states that no loss of
harm to a heritage asset will be permitted unless the loss or harm is necessary to
achieve substantial public benefits which outweigh the loss or harm, or all of the
following apply:

2.47

“a. the nature of the heritage asset prevents all reasonable uses of
the site;

b. no viable use of the heritage asset itself can be found in the
medium term through appropriate marketing that will enable its
conservation;

c. conservation by grant-funding or some form of charitable or
public ownership is demonstrably not possible; and

d. the harm or loss is outweighed by the benefit of bringing the site
back into use.”

2.48

It goes on to state that with regard to conservation areas, development must preserve
or enhance the character and appearance; and must not cause harm to the character
or appearance even if it is located outside the conservation area. It states that the
Council will resist demolition of an unlisted building if that building makes a positive
contribution to the conservation area.

2.49

Supplementary Planning Documents, Guidance and Other

A number of documents have been adopted or published by the London Borough of 2.50
Camden, which may be considered as a material consideration to development control
decisions. These include:

‘Camden Planning Guidance’ gives additional advice and information on how the 2.51
Council will apply the planning policies for the Borough. ‘CPG 1’ addresses design.

The Site is located within the Bloomsbury Conservation Area, and not far from the

Kingsway Conservation Area which adjoins the Bloomsbury Conservation Area.
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The Bloomsbury Conservation Area Appraisal and Management Plan was adopted on
18th April 2011. It identifies several important views within and into and out of the
conservation area, including views west along High Holborn to Commonwealth House.
The Appraisal also identifies several landmarks including the British Museum, St
Georgeis Court (Nos. 2-28 (even) New Oxford Street), the corner tower of the
Shaftesbury Theatre and Commonwealth House. This document identifies a number of
character sub-areas within this large conservation area (see section 3 below).

The Kingsway Conservation Area Appraisal and Management Plan was adopted in
2001. No views along High Holborn are identified in this document.

Other guidance

Heritage England: Historic Environment Good Practice Advice in Planning Note
2: Managing Significance in Decision-Taking in the Historic Environment (March
2015).

The purpose of this note is to provide information to assist local authorities, planning
and other consultants, owners, applicants and other interested parties in implementing
historic environment policy in the National Planning Policy Framework (NPPF) and the
related guidance given in the Planning Practice Guidance (PPG). These include
assessing the significance of heritage assets, using appropriate expertise, historic
environment records, recording and furthering understanding.

In terms of general advice on decision-taking it notes at para 4 that, iThe first step for
all applicants is to understand the significance of any affected heritage asset and, if
relevant, the contribution of its setting to its significance”. The guidance goes on to
suggest a number of common steps in assessing significance.

Historic England: Historic Environment Good Practice Advice in Planning Note 3
(second edition): The Setting of Heritage Assets (December 2017)

This guidance set out in this document is consistent with the NPPF and PPG. In the
first paragraph it states that it provides fiinformation on good practice to assist local
authorities, planning and other consultants, owners, applicants and other interested
partiesté and that fialternative approaches may be equally acceptable, provided they are
demonstrably compliant with legislation, national policies and objectives.0

At para 9 it states that, “Setting is not a heritage asset, nor a heritage designation,
although land comprising a setting may itself be designated .... Its importance lies in
what it contributes to the significance of the heritage asset.”

At para. 18 the guidance states that the ficonserving or enhancing heritage assets by
taking their settings into account need not prevent change; indeed change may be
positive, for instance where the setting has been compromised by poor development”.



2.52 The guidance proposes a five stage programme of assessment: (1) identifying the
assets affected, (2) assessing the contribution setting makes to significance, (3)
assessing the effect of the proposed development, (4) maximising enhancement and
minimising harm, (5) making and monitoring the decision and outcomes.

Lincoln House Townscape, Visual Impact and Heritage Assessment



3.0 The Site and its setting

3.1

3.2
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3.6

Location

The Site is on High Holborn (A40), a major central London east / west route running
between Holborn Circus to the east and St Giles and Tottenham Court Road to the
west. The Site, on the south side of the street, lies close to the junction with Chancery
Lane.

The area is well served by public transport. Chancery Lane London Underground
Station lies some 200m to the east of the Site, Holborn London Underground Station
lies some 370m to the west, and there are a number of bus routes in the area,
including a bus stop outside the Site.

The Site and much of the surrounding area lie in the Bloomsbury Conservation Area.

The Site and its immediate setting
The Site lies on the south side of High Holborn, to which it has its principal frontage.

The building on Site is Lincoln House, built in 1955-56 and designed by Ley Colbeck. It
is 8 storeys high (plus ground and basement). To the street, it has a stone fa-ade of a
neoclassical building design, with a red brick rear fa-ade of a more utilitarian
appearance. The street fa-ade is expressed with base, middle and top sections,
separated by stringcourses. The taller base element has two storeys with modern
shopfronts at ground floor level. The middle section has four storeys, and the top
comprises three storeys, the top two storeys stepped back from the principal fa-ade
above a projecting cornice. Above the ground floor, the original windows are still intact.
The building has a central entrance within a slightly projecting central three bays.

3.7

The Council have identified Lincoln House as a positive building within the Bloomsbury
Conservation Area. The Appraisal states, of the building, that “although of a solid
appearance, it has fine neo-classical detailing including continuous cornicing at
second- and sixth- floor cill level which articulates the fagade”.
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Figure 1: High Holborn, showing the Site and the surrounding buildings

Adjoining the Site to the west is nos. 294-295, a narrow site which is currently cleared
(which has a resolution to grant permission (ref: 2017/1827/P) for the redevelopment
of the Site to create a nine storeys high mixed use building). Adjoining the Site to the
east is the nine storey, red brick Northumberland House, built from 1957-59 and
designed by Clyde Young and Bernard Engle.
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Figure 2: The listed buildings of Lincolnis Inn and Stone Buildings, the Site glimpsed in
the background

History of the development of the area

The name Holborn derives from the name given to the part of the River Fleet that once
ran along the western edge of the City of London down to the River Thames,
Holbourne. The Roman road that crossed this part of the river east to west, where the
Holborn Viaduct stands today, became known as Holborn and High Holborn?!. From
the Middle Ages onwards, grand suburban houses appeared along this route. The
Knights Templar was also well established in the area by the first half of the 12th
century, building a church on High Holborn?.

Grayis Inn started off as a hospitium for lawyers in 1370. The grounds originally
contained several lakes and led to open country to the north3. The library and hall were
built in 1555 and 1556 respectively. They suffered bomb damage during World War II
and were subsequently restored. Grayis Inn gardens were laid out by Sir Francis

L Cherry, B. & Pevsner, N. (2002): The Buildings of England: London 4: North. London: Yale University
Press T p. 249.

2 Weinreb, B., Hibbert, C., Keay, J. & Keay, J. (2008): The London Encyclopaedia. London: Macmillan
T p.466/467.

3 Weinreb et al., p.338/339.

4 Ibid.
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5 Ibid.

Bacon in 1606, becoming popular for fashionable society and a convenient venue for
duelling®.

In 1684, Nicholas Barbon commissioned the building of Red Lion Square to the west of
Grayts Inn, which prompted members of the Inn to attack his workers, resenting the
intrusion of the new development on their local rural amenities, but they failed to halt
the development.

Lincolnis Inn Fields evolved from two iwaste common fieldsi, originally playgrounds for
students of Lincolnis Inn from the 14th century, becoming Londonis largest square.
Anthony Babington and his accomplices, who plotted to assassinate Elizabeth I, were
hanged, drawn and quartered in these gardens in 1586.

By the 1630s, after several unsuccessful attempts, William Newton was granted
permission to build 32 houses around the square. The square quickly became a very
fashionable place to live. There have been several additions and alterations since. Sir
John Soaneis House and Museum was created from 1792 T 1824, and is listed grade |
(see heritage section for more details). The Royal College of Surgeons was completed
in 1836 and the headquarters of the Imperial Cancer Research Fund were built in
1960°.

To the east, Lincolnis Innis Old Hall was completed in 1492, the Gate House in 1518,
and the Old Buildings on site were built between 1524 and 1613. The Lincolnis Inn
Chapel was completed in 1623, replacing an earlier demolished chapel. The chapel
had multiple alterations in later years, including works by Wren in 1685; a new roof and
east window by James Wyatt in 1791; and a complete renovation of the structure by
Stephen Salter in 1882. The Stone Buildings followed in 1780, and the New Hall and
Library were completed in 1845°. The gardens finally became open to the public in
1894,

By the 17th century, several buildings along High Holborn had been turned into
lawyersi colleges. Lincolnis Inn and Grayis Inn, two of Londonis four present day Inns
of Court, were amongst these®. By the mid 18th century, most of the area between
High Holborn and the northern boundary of the parish of Holborn was built up and by
the turn of the 19th century, streets and squares spread into the parish of St Pancras
to the north®.

Whist the layout of the area had been established by the 19th century successive
phases of redevelopment went on, particularity focused on High Holborn, and the

6 Ibid, p.485.
7 Ibid, p.486.
8 Cherry & Pevsner, p.249.
9 Cherry & Pevsner, p.252.
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scale of development intensified in the area. This pattern of change continues today 3.21

with a number of recent commercial buildings along High Holborn.

Site context

A large part of the area around the Site lies within the Bloomsbury Conservation area
(a large conservation area which runs up to Euston Road to the north-west, and
Tottenham Court Road to the west; see below). Those areas excluded from the
conservation area within the area close to the Sit, are generally where there are major
post-war and highway interventions.

3.22

This section sets out the main townscape character areas in the area around the Site, 3.23
having regard to the Councilis Appraisal of the Bloomsbury Conservation Area, and

refers to this Appraisal where appropriate. The significance of the Bloomsbury

Conservation Area and heritage assets close to the site, are considered below.

3.24
High Holborn

High Holborn is a typical central London main road with a variety of buildings of
different styles, periods and materials, mostly unlisted, that hold a strong street
frontage on both sides of the street. The scale of development is generally of a
consistently greater scale than seen in the areas to the north and south. Several plots
along the stretch of High Holborn have been redeveloped in the last two decades, with
varying degrees of success. These large scale commercial buildings form part of the
townscape character today.

High Holborn is not one of the more characteristic parts of the Bloomsbury
Conservation Area. Nor is High Holborn one of the more characteristic parts of the
sub-area of the conservation area in which it lies; as the Appraisal makes clear, it is
the open spaces (Inns of Court and Lincolnis Inn Fields) and the narrow passageways
and undercrofts that have the notable character. The Appraisal states that High
Holbornis character has an “inconsistency of architectural style, plot widths and
buildings heights” and that the street is dominated by modern office buildings on both
sides, which are of “varying quality, some respecting the historic urban grain”. It goes
on to say that the contrast between High Holborn, and the open and secluded spaces,
add to the “interest and vibrancy of the area, where old and new stand side by side,
often harmoniously stitched together”.

3.25

The Appraisal notes that this area of High Holborn features buildings which date 3.26
predominantly from the interwar and post war periods, and is “a reminder of the
increasing rarity of surviving mid 20™ century commercial buildings and their particular

contribution to social and economic history”.
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East of the Site and Northumberland House is Dutch House, also nine storeys and of
red brick, dating from the 1950s. East of this is nos. 308-10 High Holborn, a smaller,
late 19" century building. This is the only building on the south side of High Holborn
that survives from the 19" century. It is located on the corner at the junction with
Chancery Lane, and relates to the urban grain and heights of this street. Both Dutch
House and nos. 308-310 High Holborn have been identified by the Council as being
positive buildings in the Bloomsbury Conservation Area.

To the west of the Site and the vacant land is Celcon House, a seven storey, late 20"
century building. Following this is Penderel House, a large office building of ten
storeys, the top three set back from the street frontage.

On the north side of High Holborn, opposite the Site, lies the narrow Brownlow Street,
which leads to Bedford Row. To the east of this is First Avenue House, a nine storey
building designed by Gordon Jeeves and built from 1949-51.

On the west side of Brownlow Street and also opposite the Site, lies a four storey neo-
classical building with a stone fa-ade and arched pediment, which the character
appraisal notes as making a positive contribution to the character and appearance of
the Conservation Area. West of this and of a similar architectural style, is the six storey
High Holborn House designed by George Vernon, dating from 1929-31. Both of these
buildings have been identified by the Council as positive buildings within the
Conservation Area. To the west is Caroline House, designed by George Davies and
Webb and built from 1956-7. To the west of here is Mid City Place, a ten storey
building with a curved roof to the west, designed by Kohn Pedersen Fox and built from
1999-2002. The character appraisal notes this as being “the most recent and largest
commercial buildings in the vicinity”.

Lincoln’s Inn and environs

The private gardens of Lincolnis Inn lie immediately south of the Site. To the east of
the gardens are the grade | listed Stone Buildings (see heritage assets section below).
South of the gardens are the grade II* listed 19" century New Hall and library, which
front the east side of Lincolnis Inn Fields. West of these, continuous runs of buildings
face Lincolnis Inn Fields on the north, west and south sides. Buildings are varied along
each side, with different centuries represented from the 17th century to the 20th
century, and different heights, plot widths and building heights. Building types vary
from terraced houses to large institutional buildings.

Lincolnis Inn Fields, to the south-west of the Site, is included at grade Il on the
Register of Historic Parks and Gardens of Special Historic Interest (see heritage
assets below). It has its origins in the 17th century. The present layout dates from the
early 19th century, and has not changed significantly since. The arrangement of grass,
trees and shrubbery, divided into quadrants by paths, all enclosed by railings, with a
road running round between the landscaped central space and the buildings around
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the edge on all four sides, is typical of London squares. There are tennis courts in the
south-west quadrant. Tree planting is denser in the south half; the grassed areas are
more open in the north half. As noted in the Appraisal in respect of the squares of the
conservation area generally, views are very different in summer when trees are in leaf
when compared with winter when they are bare.

Figure 3: Lincolnis Inn Fields, looking towards the Site

A number of the buildings around the square are listed. The most important of these
on the north side is Sir John Soaneis Museum at nos. 12, 13 and 14, listed at grade |.
Other buildings on the north side of the square are listed at grade Il. In addition, nos. 4,
20-23 and 29 have been identified by the Council as being positive buildings within the
Bloomsbury Conservation Area (there are a number of highly graded listed buildings
on the east, south and west sides of the square).

Lincoln House Townscape, Visual Impact and Heritage Assessment

3.28

3.29

Figure 4: The north side of Lincolnis Inn Fields

Views towards the Site from Lincolnis Inn and Lincolnis Inn Fields are of the rear
facades of the buildings on High Holborn.

Newman’s Row

West of the Site, and west of Penderel House on High Holborn, is the narrow alley of
Great Turnstile, leading onto Newmanis Row and Lincolnis Inn Fields. The townscape
has a more fragmented character around this alley. South of Penderel House is the
recent residential development of Great Turnstile House, and Dolphin House, an office
building. South of here is the four storey late 20" century office building, no. 30
Lincolnis Inn Fields.
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3.31

3.32

3.33

3.34

To the west lies the recent development at 280 High Holborn, bordered by the narrow
street of Whetstone Park to the south. This building has been identified by the Council
as a negative building within the Bloomsbury Conservation Area. Immediately south of
this is no. 29 Lincolnis Inn Fields, which has been identified by the Council as a
positive building within the Bloomsbury Conservation Area.

Heritage assets

The assessments below are proportionate to the significance of the heritage assets
and the nature and extent of the Proposed Development. They are based on the
Councilis adopted planning policy and guidance documents and are sufficient to
understand the potential impact of the proposals on heritage interest (as required by
the NPPF).

Designated heritage assets

Designated heritage assets which have the potential to be affected by the proposed
development are shown on the heritage map, including listed buildings within a 200m
radius of the Site. Specific listed buildings referred to in the text are identified on the
heritage assets plan at figure 5.

Conservation areas
Bloomsbury Conservation Area

The whole Site lies in the Bloomsbury Conservation Area. This is a very large
conservation area. It was first designated in 1968 and has been extended on a number
of times since, including as recently as 2011 when High Holborn (and the Site) were
included.

The whole Site lies in (Sub Area 9f of the Bloomsbury Conservation Area (referred to
below as ithe conservation areaf), iLincolnis Inn Fields / Inns of Court / High Holborni,
as identified LB Camdenis iBloomsbury Conservation Area Appraisal and
Management Strategyb (2011) (referred to below as ithe Appraisali). The appraisal
states:

“The sub area is characterised by a series of views across the open spaces
to surrounding buildings, and a number of glimpsed views along narrow
passageways and underneath buildings to adjacent courtyards and
gardens. There is a key view southwards from Lincoln’s Inn towards the
Royal Courts of Justice.”

Lincoln House Townscape, Visual Impact and Heritage Assessment
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3.39

3.40

The sub-area is in turn dealt with in the Appraisal as a number of different areas:
Lincolnis Inn Fields; Lincolnis Inn and Grayts Inn; and the surrounding streets. The
surrounding streets, including High Holborn, are further subdivided and dealt with on a
street by street basis.

High Holborn, as is characteristic of main roads in central London, was first developed
with buildings before the areas either side (to the north and south). It has been subject
to constant cycles of redevelopment on a plot by plot basis for many centuries, so that
although it was laid out first, it tends to accommodate more recent buildings than its
hinterland. The part of High Holborn around the Site is characterised to large part by
the large scale commercial buildings that have been built along it over the last two
decades. As the Appraisal makes clear, it is the areas to the north and south that are
the significant parts of this sub-area of the conservation area.

Whilst discussing the Inns, the Appraisal notes that the buildings are arranged in
terraces or courtyards, and reflect different periods of development through a variety of
architectural approaches. It notes that “the high proportion of listed buildings indicates
the architectural quality and historic interest of the sub area, particularly within
Lincoln’s Inn”.

The Inns of Court of Lincolnis Inn and Grayis Inn are noted in the Appraisal to have “a
unique character in the context of the Bloomsbury Conservation Area and London as a
whole”. It goes on to describe how this character is created by the contrast in scale
from surrounding areas and the sense of enclosure. The Appraisal describes the area
as having a “secluded and peaceful ambience, with a collegiate feel derived from the
courtyard elements”.

The open space of Lincolnis Inn Fields has many mature trees and substantial green
landscaping, set between paths. The Appraisal notes that this area “has potential for
further enhancement”.

Summary of significance

High Holborn is not one of the more characteristic parts of the Bloomsbury
conservation area. Nor is High Holborn one of the more characteristic parts of the
sub-area of the conservation area in which it lies; as the Appraisal makes clear, it is
the open spaces (Inns of Court and Lincolnis Inn Fields) and the narrow passageways
and undercrofts that have the notable character. High Holborn is a typical central
London main road with a variety of buildings of different styles, periods and materials,
mostly unlisted, that hold a strong street frontage on both sides of the street. There
are several buildings from recent decades in the area around Lincoln House.
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Figure 5: Heritage assets plan

Lincoln House Townscape, Visual Impact and Heritage Assessment
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3.44

3.45

3.46

3.47

3.48

3.49

3.50

Listed buildings

The listed buildings within a 200m radius of the Site are shown on the plan at figure 2.

Nos. 1-7 and attached railings and lamp holder, Stone Buildings are listed grade I.

This is a group of seven 3 storey stone chambers built in a classical style. Nos. 1 & 2
date from 1780 and were built to the designs of Sir Robert Taylor; nos. 3-6 date from
1775, also built to the designs of Sir Robert Taylor; and no. 7 dates from 1845, built to
the designs of P Hardwick.

The fifteen lamp posts in the vicinity of old buildings and stone buildings are
listed grade II. This is a group of fifteen 19th century cast iron standards.

Nos. 8 and 11 and attached railings and gates, Stone Buildings are listed grade I.
This is a group of 2 and 3 storey yellow stock brick, ashlar and rusticated stone
terraced chambers, built between 1775 and 1780 to the designs of Sir Robert Taylor.

The Porters Lodge at north west corner of no.10, Old Square is listed grade Il. It is
a small porteris lodge, built in the late 19" century and is red brick with stone
dressings, in a Tudor style.

Nos. 8-15 and the attached railings, Old Square are listed grade Il. Nos. 8-10 date
from 1774 and were designed by Sir George Gilbert Scott, and nos. 11-15 date from
1878-86 and were designed by J Oldrid Scott. They are all in Tudor style, red brick
with stone dressings, and have four storeys.

The Chapel, Old Square is listed grade I. It was built from 1619-23 and designed by
John Clark. The chapel is two storeys high and built of stone and rendered brickwork,
with a green slate roof, (it has later alterations). A fourth bay was added from 1882-3,
designed by Stephen Salter.

Old Hall and attached gateway, Old Square is listed grade I. The hall was built from
1489-92 and enlarged around 1582-84 to designs by Ralph Symons. It was
lengthened around 1818-19 under directions of Joseph and Francis Wigg, and
restored in 1925-8 by Sir John Simpson. The gateway was added in 1926-8. The
building is single storey, built of red brick with stone dressings and blue diapers, and
has a tiled roof.

The war memorial, near to the chapel, is listed grade Il. It is a 1921 memorial of
Portland stone with projecting wings, commemorating the fallen of Lincolnis Inn.

The seven railing piers at entrance to New Hall Gardens are listed grade Il. These

are Portland stone octagonal piers, dating from around 1845. The railings have been
removed.

Lincoln House Townscape, Visual Impact and Heritage Assessment

3.51

3.52

3.53

3.54

3.55

3.56

3.57

3.58

The thirteen lamp posts in the vicinity of New Hall and Library, New Hall Gardens
are listed grade Il. These are mid-19™" Century cast iron standards on granite bases.

New Hall, Lincoln’s Inn is listed grade II*. This banqueting hall with offices dates from
€.1843-5 and was designed in a Tudor style by Philip Hardwick with PC Hardwick &
John Loughborough Pearson. It is built in red brick with blue diapers and stone
dressings and has a slate roof and tall, decorative brick chimneys. The list description
notes it is one of the earliest secular expressions of the revival of historicism in
Victorian architecture.

The New Hall Library is listed grade 1I*. The library, built ¢.1843-5 of red brick with
blue diapers and stone dressings, was designed in a Tudor style by Philip Hardwick
and PC Hardwick, with JL Pearson.

Pearl Assurance Company Limited, High Holborn, is listed grade Il. Thisisa 5
storey office block faced in Portland stone in an Edwardian Baroque style. Its central
block was built in 1912-1919 to designs by C Newman; its east block was built in 1929-
1930 to designs by P Moncton; its south-east extension was built in 1954-1956 to
designs by Bates & Sinning; and its west block was also designed by Bates & Sinning
in 1959-1960.

The two cisterns near the terrace steps to New Hall, Lincolnis Inn, are listed grade
Il. These are two lead rainwater cisterns, one with the inscription iHP 1703i.

The western boundary wall, gates and porter’s lodge, Lincolnis Inn Fields, are all
listed grade II. This is a group consisting of 18th and 19th century brick walls, gates
and a porteris lodge.

The memorial to WFD Smith on a seat pedestal on the north east side of
gardens, Lincolnis Inn Fields, is listed grade II. This bronze bust (stolen) of WFD
Smith on a Portland stone pedestal was erected in ¢1929-30. The monument was
designed by Sir Edwin Lutyens and the bust was by Arthur Walker.

The Sir John Soane Museum and attached railings, Lincolnis Inn Fields, is listed
grade I. These 3 terraced houses (formerly the home, studio and private museum of
Sir John Soane) are now a museum. The list description states:

“Progressively rebuilt by Soane to form a symmetrical facade. No.12 built c1792-94 for
himself; No.13, ¢1812-13; No.14, c1824 was built and sold off by Soane but the back
half was retained and incorporated into the principal residence at No.13. Soane also
built a museum, connected to No.13, on the site of the stables at the rear of the
houses. Grey brick, No.13 with stone facing. Nos 12 and 14 with slated mansard roofs
and dormers.”
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Nos. 24, 25, 26 and 28 and attached railings and piers with lamp holders,
Lincolnis Inn Fields, are listed grade Il. This is a group of 4 storeys former terraced
houses, built in the early 19th century in yellow brick, now legal chambers.

No. 19 and attached railings, Lincolnis Inn Fields, is listed grade Il. This is a 5 storey
red brick terraced house, built in 1868 to the designs of Philip Webb.

No. 18 and attached walls, railings and gate piers, Lincolnis Inn Fields, is listed
grade Il. This is a 4 storey Portland stone house (previously two houses) built in 1871-
2 to the designs of Alfred Waterhouse.

Nos. 15 and 16 Lincoln’s Inn Fields are listed grade Il. This is a pair of 3 storey
multi-coloured stock brick houses, dating from the 1740s.

The memorial drinking fountain in south east corner of the square, Lincolnis Inn
Fields is listed grade Il. This is a granite drinking fountain, dating from around 1880. It
has an octagonal base with rectangular pillar on top and central urn.

Nos. 46, 47, 47A and 48 and attached railings, Bedford Row, are listed grade Il. This
is a group of three late 18th century 4 storey yellow stock brick terraced houses.

The cast iron pump and 3 bollards opposite Brownlow Street, Bedford Row, are
listed grade Il. This is a group of pieces of 19th century cast iron street furniture,
consisting of a water pump and 3 bollards.

The K6 telephone kiosk outside No. 44 Bedford Row (No. 44 not included),
Bedford Row, is listed grade Il. This is a cast-iron K6 telephone kiosk, designed by Sir
Giles Gilbert Scott in 1935.

Nos. 42 and 43 and attached railings, Bedford Row, are listed grade Il. This is a pair
of 3 storey brown brick terraced houses, built in ¢.1693 to the designs of Nicholas
Barbon.

No. 8-13 and attached railings, No. 11 incorporating the former No. 10, Bedford
Row, are listed grade II*. This is a group of six 4 storey brown or yellow stock brick
terraced houses, built in 1717-1718 to the designs of Robert Burford.

Nos. 1-7 and attached railings and lamp holder, Bedford Row, are listed grade II.
This is a group of seven 4 storey brown or yellow stock brick terraced houses, built in
1717-1718 to the designs of Robert Burford.

The Gray’s Inn Gardens railings on west side, Grayts Inn, are listed grade Il. These
are early 19th century cast iron railings.

No. 5 Field Court and attached railings, Grayis Inn, is listed grade Il. This is an early
18th century 2 storey stuccoed chambers.
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Nos. 7 and 8 and attached railings, Warwick Court, are listed grade Il. This is a pair
of 3 storey yellow stock brick terraced houses, originally dating from 1697.

The Grays Inn gardens gates and railings on south side, Grayis Inn, are listed
grade Il. These are wrought-iron entrance gates, dated 1723, and stone piers with 16"
Century griffons. There are 20" Century railings on a brick sleeper wall which replaced
railings removed during WWIL.

Field Court no. 2 and attached railings, Grayis Inn, is listed grade II. This is an early
18" Century brown brick chambers, with red brick dressings. It has four storeys, an
attic and a basement.

The Cittie of York public house, 22 and 23 High Holborn, is listed grade Il. It is a
public house built around 1923-24, believed to be designed by Ernest R Barrow. It is
faced in Portland stone with side and rear elevations of stock brick. It is Neo-Tudor in
style and has four storeys and cellars.

The gatehouse fronting onto High Holborn Grays Inn Gatehouse is listed grade Il.
The building dates back to 1583, but was rebuilt in 1965 and the south fa-ade was
reproduced in 1967. The building is stucco with a rusticated ground floor, and has four
storeys and an attic.

South Square no. 1, Grayis Inn, is listed grade Il. This is a terraced chambers dating
from 1759. It is brown brick with red brick dressings, and has three storeys plus an
attic.

The statue of Francis Bacon in the South Square, Grayis Inn, is listed grade Il and.
It is a bronze figure on a Portland stone pedestal, by Frederick W Pemeroy dating from
1908.

Gray’s Inn Square no. 1 and attached railings, Grayts Inn, is listed grade II*. This is
a terraced chambers, dating from around 1676 and restored in around 1948. Itis a
brown brick building with red brick dressings, with four storeys and a cellar.

The hall and attached railings South Square, Grayis Inn, is listed grade II*. This is a
banqueting hall which was rebuilt from 1556-58 and externally remodelled in 1826 and
1897. It was restored from 1948-51 under Sir Edward Maufe after WWII bomb
damage. The two storey building is red brick with darker burnt bricks, and Portland
stone dressings.

The pump on south side of Gray’'s Inn Square, Grayis Inn, is listed grade Il. It is an
early to mid-19™" Century octagonal, cast iron pump in a Gothic style, with the handle

removed.

No. 10 and attached railings, Furnival Street and no. 25 and attached railings,
Southampton Buildings are listed grade II*. These are a library and offices, built from
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1890-1912 and designed by Sir John Taylor. The buildings also include three bays of
the elevation of an earlier building, Staple Inn Chambers, designed by Wigg and
Pownall and built from 1842-43. The main elevations are brick and Portland stone.
Some sections of the buildings suffered war damage and were rebuilt from 1954-5.

Registered Parks and Gardens of Special Historic Interest
Lincoln’s Inn Fields

Lincolnis Inn Fields is included on the RPGSHI at grade Il. This is a 17th century public
square, further developed in the 18th and 19th centuries. The principal significance of
Lincolnis Inn Fields as a whole lies in the persistence of its historic layout, its enclosure
by buildings on a more or less consistent line on three sides, and its relationship with
Lincolnis Inn to the east.

The listed buildings around Lincolnis Inn have a relationship with the square and this
aspect of their setting is part of their heritage significance. Buildings seen beyond the
square do not contribute to the heritage significance of the square or the listed
buildings around it, except in the case of the Lincolnis Inn buildings, where the various
historic buildings form a functional group.

Gray’s Inn

Grayis Inn is included on the RPGSHI at grade II*. The garden was laid out under the
direction of Francis Bacon in the 17" century, on the grounds of earlier 16" century
walks. It has been altered from the 18th century onwards.

The gardens and the buildings that face them are strongly related to each other
physically and also in terms of their heritage significance as parts of Grayis Inn. This
is experienced most strongly in the relationship between the gardens, the buildings to
east and west and the railings to north and south.

Locally listed buildings

There are no locally listed buildings on the streets close to the Site.

Townscape: conclusions
High Holborn, as is characteristic of main roads in central London, was first developed

with buildings before the areas on either side, and has been subject to constant cycles
of redevelopment on a plot by plot basis for many centuries.
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The part of High Holborn around the Site does not have a strong historic character.
Several plots along this stretch of frontage have been redeveloped in the last two
decades, with varying degrees of success, but as part of a continuing process of
redevelopment this is consistent with the character of this part of the conservation
area.

The area south of the Site does have a strong historic character and includes many
listed buildings, the historic area of Lincolnis Inn, and the RPGSHI Lincolnis Inn Fields.
This is one of the areas of more complete historic townscape which remains to the
south of High Holborn.

The Site is occupied by Lincoln House, which was built from 1955-56. It is typical of

the commercial buildings found along High Holborn. There is an opportunity for higher
grade accommodation in this area.
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4.0 The Proposed Development

4.1

4.2

4.3

4.4

4.5

4.6

4.7

A detailed description of the Proposed Development and the evolution of its design,
following a pre-application discussions with the LB Camden, can be found in the Design
and Access Statement ((DASY). 4.8

The application drawings, Planning Statement and DAS should be consulted in
conjunction with this section.

4.9
Description of the Proposed Development

The Proposed Development comprises the demolition and rebuilding of the rear section
of the building, a rear extension, a roof extension, and alterations to the front fa-ade.

The roof extension element of the Proposed Development comprises the enlargement of

the eighth floor, and the addition of a ninth floor plant area. It is clad in metal with 4.10
standing seam joints. The windows of the eighth floor follow the alignment of the

windows on the lower floors, and are of the same design. The proposed ninth floor plant

area is clad in the same in material and is set in from the sides of the floor below. The

utilitarian hand rails at the seventh and eighth floors and at roof level are removed.

The proposed rear extension follows the general form and design of the existing building

but adds more floorspace. It has a distinct base, middle and top. The base section

comprises a two storey, glazed extension, set back from the Site edges. The middle

section is the width of the High Holborn frontage, but steps in and away from the Site 411
edges towards the south to create three sections on elevation, each lower in height than

that to its north and with a terrace above. The top section comprises the extended eighth

floor and the ninth floor plant area, which is metal clad and appears as a roof-like

component of the building.

The rear extension of the Proposed Development uses similar materials to those on the 4.12
existing building. The lower rear projection will be clad in stone, with the remainder of the
rear extension in brick.

The alterations to the front fa-ade comprise new retail and office entrances. The
proposed office entrance features a central double height glass entrance. The proposed
shopfronts are highly glazed and match each other in materials and design, providing a
symmetrical appearance to the ground floor to the building and creates a more coherent
ground floor frontage. There is a discreet service entrance to the eastern side of the retail
frontages
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Assessment

The design of the Proposed Development is well considered and of a high quality. It is of
a height and scale which is suitable for its location and has clear regard to the
neighbouring buildings. It will complement the character of the commercial buildings
along this part of High Holborn.

The new fenestration and ground floor frontage to the High Holborn facade will enhance
the appearance of the building, as will the removal of utilitarian rails at the upper levels.
The symmetrical design of the ground floor frontage will provide an enhanced and more
coherent appearance overall. The new double height office will create a focus in the
centre of the street frontage and an appropriate sense of arrival at the office
accommodation.

The design of the roof extension of the Proposed Development is treated as an element
distinct from the existing building, clad in metal and of a roof like character. The
extension will add less than 2 metres to the height of the existing building. The removal
of the hand safety rail around the seventh and eighth floor roof terraces will declutter and
enhance the appearance of the top and silhouette of the building. The proposed windows
at eighth floor level will follow the pattern of windows in the fa-ade below to provide an
ordered and symmetrical composition. The roof extension will not be very noticeable from
the street (as illustrated in the views in section 5).

The rear extension has been designed with clear regard to the neighbouring buildings
and the existing building on Site, and will appear regular and ordered, with a distinct
base, middle and top. The stepped approach to the rear facade will reduce its perceived
scale and massing. The materials have been selected to complement the neighbouring
grade | listed Stone Buildings.

High quality materials and finishes, appropriate to their context and the quality of
development proposed, are used throughout. The varied but complementary materials of
the various elements help articulate the massing, and distinguish the different elements
of the building.
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5.0 Views assessment
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Views

1 High Holborn T view looking east
2 High Holborn T view looking west
3 High Holborn / Brownlow Street
4 Brownlow Street

5 Lincolnis Inn Private Gardens (non-verified)
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52

View 1: High Holborn — view looking east
Existing

This viewpoint is from the northern side of High Holborn,
looking eastwards towards the Site. The viewpoint and the
view are located within the Bloomsbury Conservation
Area. This is a view showing predominantly post-war
development.

To the left (facing) is Mid City Place, and further on is
Caroline House. Beyond these, High Holborn can be seen,
gradually curving round to the south (right). To the far right
(facing) is Penderel House, and to the left of this Celcon
House. To the left of Celcon House is the cleared area at
nos. 294-295 High Holborn, and beyond this is the Site.
Beyond the Site are Dutch House and Northumberland
House.
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5.3

5.4

View 1: High Holborn — view looking east

Proposed

In this view, the improvements to the ground floor retail
frontage of Lincoln House are clearly evident, including the
new double height entrance to the offices.

There is limited visibility of the roof extension element of
the Proposed Development in this view. The very top of
the roof extension can be seen above the parapet of the
7" floor, but is not very noticeable.

20



Lincoln House Townscape, Visual Impact and Heritage Assessment

55

View 1: High Holborn — view looking west
Cumulative

The scheme at nos. 294-295 High Holborn is seen to the
right (facing) of the Site. The Proposed Development
would appear to be of a similar height to this scheme, with
similarly set back upper floors.
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5.7

View 2: High Holborn — view looking west
Existing

This viewpoint is from the northern side of High Holborn,
looking west towards the Site. The viewpoint and the view
are located in the Bloomsbury Conservation Area. This is
a view of predominantly post-war development.

To the left of the image (facing) are the Dutch House and
Northumberland House. Beyond this looking along High
Holborn is Lincoln House (the Site) with areas of rooftop
plant visible. West of Lincoln House, beyond the cleared
site are Celcon House and Penderel House. To the right of
the image (facing) is First Avenue House.
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5.8

5.9

View 2: High Holborn — view looking west
Proposed

In this view, the improvements to the ground floor retail
frontage of Lincoln House are clearly evident, including the
new double height entrance to the offices.

The very top of the roof extension of the Proposed
Development can only just be seen from this viewpoint
and is not noticeable. It rationalises the area of roof plant
currently visible.

23



Lincoln House Townscape, Visual Impact and Heritage Assessment

5.10

View 2: High Holborn — view looking east
Cumulative

The scheme at nos. 294-295 High Holborn is seen to the
right of the view (facing). This scheme is of a higher
apparent height to the Proposed Development and
appears above the visible ridgeline of the Proposed
Development in this view.
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5.12

View 3: High Holborn / Brownlow Street
Existing

This viewpoint is on the western side of Brownlow Street,
on the corner with High Holborn. This view is of Lincoln
House. The viewpoint and the view are located within the
Bloomsbury Conservation Area. To the left of the view is
Northumberland House. To the right of the view is the
cleared site of nos. 294-295.

The plant enclosure at roof level is prominent in this view
above the rest of the building. The utilitarian hand rail
balustrade to the 6 floor and set back 7% floor, as well as
the 8" floor plant room, are visible in the view and provide
a poor top to the building. Also apparent are the mean
proportions of the main entrance and retail frontage.
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5.13

View 3: High Holborn / Brownlow Street
Proposed

The roof extension of the Proposed Development can be
seen from this viewpoint. It provides an enhanced top to
the building. The enhancements to the street fa-ade are
clearly apparent including the new windows, improved
retail frontage and new double height entrance.
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