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View 3: High Holborn / Brownlow Street 
 
Cumulative  
 

5.14 The scheme at nos. 294-295 is partially seen to the right 
(facing) of the Proposed Development. It is of a slightly 
greater height to the Proposed Development and would 
rise higher than the ridgeline of the Proposed 
Development in this view.  
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View 4: Brownlow Street 
 
Existing  
 

5.15 This viewpoint is located on the eastern side of Brownlow 
Street, looking south towards the Site. The viewpoint and 
the view are within the Bloomsbury Conservation Area. 
 

5.16 To the left of the view (facing) is the rear of First Avenue 
House, which fronts onto High Holborn. There are railings 
which separate the building from the pavement. To the 
right of the view (facing) is Brownlow House, and further 
along Brownlow Street is the return elevation of 50-51 
High Holborn. Terminating the view in the centre of the 
image is Lincoln House (the Site), on the opposite side of 
High Holborn. The plant enclosure at roof level can be 
seen clearly in this view. 



 Lincoln House Townscape, Visual Impact and Heritage Assessment   29 

 

View 4: Brownlow Street 
 
Proposed 

 
5.17 The roof extension of the Proposed Development can be 

seen in this view but does not dominate the appearance of 
the building. It is treated as a roof-like component and is 
clad in metal with standing seam joints.  
 

5.18 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.  
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View 4: Brownlow Street 
 
Cumulative  
 

5.19 The neighbouring scheme at nos. 294-295 would not be 
visible in this view.  
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View 5: Lincoln’s Inn private gardens  
 
Existing 

 
5.20 This view is taken from Lincolnôs Inn private gardens.  

Both the view and the viewpoint are located within the 
Bloomsbury Conservation Area.  
 

5.21 In the foreground of the view are trees and the large 
grassed space of the gardens. This is a winter view and 
the trees will be prominent in the view when in leaf. 
 

5.22 To the right of the view (facing) is the grade I listed Stone 
Buildings. Beyond, to the left (facing) and centre of the 
view are the backs of the buildings which front onto High 
Holborn, including the Site in the centre of the image. The 
trees partly obscure the views of the rear of these 
buildings (and would screen them more when in leaf).  
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View 5: Lincoln’s Inn private gardens (non-verified) 
 
Proposed 

 
5.23 As this viewpoint is on private land it was not possible to 

carry out the survey necessary to produce a verified 
image.  
Although not verified, this image shows the detailed 
appearance and proposed use of materials for the 
Proposed Development. 

 
5.24 The Proposed Development is partly obscured by the 

trees located within the private gardens from this 
viewpoint. This view was taken during winter when the 
leaves were off the trees. These trees would screen a 
large part of the Proposed Development in this view when 
in leaf. 
 

5.25 The Proposed Development follows the same general 
form, elevation design and materials as the existing 
building. The proposed materials would be high quality 
and have been carefully chosen to complement Stone 
Buildings. 
 

5.26 The roof extension of the Proposed Development is 
treated as a distinct component, clad in metal with 
standing seam joints. 
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View 5: Lincoln’s Inn Private Gardens (non-verified)  
 
Cumulative  
 

5.27 The neighbouring scheme at nos. 294-295 High Holborn is 
seen to the left (facing) of the Site in this view. The height 
and massing of the Proposed Development relate well to 
this scheme.  
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6.1 The Proposed Development is assessed in section 4 of this report and its effect on views is 
assessed in section 5. The DAS sets out in detail how the design is based on a clear 
appreciation and thorough understanding of the Site and its context, and how the design 
evolved in discussion with LB Camden officers. 
 

6.2 This section considers the effect of the Proposed Development on townscape and views, the 
Bloomsbury Conservation Area and the setting of designated heritage assets. 
 

 
Townscape and views 
 

6.3 The effect of the Proposed Development on the townscape of the wider area is limited. The 
height, massing and scale of the development are appropriate to the Site, its largely built up 
urban context and the main route of High Holborn. The extensions will complement the host 
building and its context. The new shopfronts and office entrance, together with new windows to 
the upper floors, will provide an enhanced positive built edge to the street. 
 

6.4 The architecture is of a high quality and appropriate to the host building. The repair and 
refurbishment of the facades, and the limited palette of high quality materials of the new 
elements, reflect the office and commercial uses of the buildings and their location in a 
commercial area.  

 
 
Views 
 

6.5 Section 5 of this report illustrates that visual effects of the Proposed Development are limited. 
The scheme will be most visible from nearby on High Holborn, where the positive effects of the 
scheme on the local townscape through the enhanced street elevation and particularly the 
ground floor frontage will be evident, as seen in views 1-4. 
  

6.6 In all views the Proposed Development will complement the scale and massing of the host 
building and adjoining and neighbouring building on High Holborn. View 5 illustrates how the 
extension to the rear relates positively to the neighbouring buildings, including the listed Stone 
Buildings.   
 

6.7 Part of the Site falls within the background wider setting consultation area for view 5A.2 
(Greenwich Park: the General Wolfe Statue ï north-east of the statue). As demonstrated within 
the DAS, the Proposed Development would be obscured by Malmo Tower in this view and is 
would not be visible in this viewing corridor. The London Plan states that, where there is a 
protected vista, “development in the wider setting consultation area should form an attractive 
element in its own right and preserve or enhance the viewer’s ability to recognise and to 
appreciate the strategically important landmark”. In this case, the important landmark is St 
Paulôs Cathedral. As illustrated in the DAS, the Proposed Development would have no effect on 
the ability of the viewer to enjoy the view of St Pauls.  

Heritage assets 
 
6.8 This section assesses the effects of the Proposed Development on heritage assets in the area 

around the Site. The assessment is proportionate to the significance of the heritage assets and 
the nature and extent of the Development. It is sufficient to understand the potential effect of 
the proposals on heritage interest.  
 

6.9 The Proposed Development is modest in nature and sympathetic in design to the host building. 
It will enhance the appearance of the host building, particularly as seen from High Holborn, and 
in doing so enhance the significance of the Bloomsbury Conservation Area.  
 

6.10 The Stone Buildings are the closest listed buildings to the Site. The modest nature and high 
quality of design and materials of the Proposed Development are such that there will be no 
effect on any element of setting that contributes to the significance of this heritage asset. The 
relationship and distance of the Site to the other surrounding heritage assets (including listed 
buildings or Registered Parks and Gardens of Special Historic Interest), and scale of the 
development proposed, are such that in no cases will there be any effect on the heritage 
significance of any heritage asset. 
 
 
Conclusions 
 

6.11 The Proposed Development is based on a clear understanding of the townscape and heritage 
context of the Site, including an understanding of the heritage significance of the Bloomsbury 
Conservation Area and surrounding designated heritage assets, as set out in section 3.  
 

6.12 High Holborn is a principal east / west London route. It has been the focus of change over the 
years and continues to be today with a number of large scale commercial buildings from the 
last two decades. Lesser order streets to the north and south have undergone less change, and 
areas of a cohesive historic character remain intact in these areas. It is the latter that have a 
more distinctive townscape and that contribute most to the character and appearance of the 
Bloomsbury Conservation Area. 
 

6.13 The Proposed Development complies with the statutory duties of the Planning (Listed Buildings 
and Conservation Areas) Act (1990). There will be no harmful effect on the setting of any 
heritage asset in the surrounding area, including the Lincolnôs Inn Fields Registered Parks or 
Gardens of Special Historic Interest, Stone Buildings, and the listed buildings identified in 
section 3. 
 

6.14 In respect of the design considered in its own right, and the relationship between the 
extensions and the host building, and its surroundings, including nearby heritage assets, the 
effect of the new development will be entirely positive. The Proposed Development will 
enhance the quality of the townscape of the area and the character and appearance and 
significance of the Bloomsbury Conservation Area. It will not harm the setting of any designated 

6.0 Assessment of effects of the Proposed Development and conclusions 
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heritage asset. In respect of design and built heritage considerations, it is in line with the 
policies and guidance on design set out in the NPPF and PPG; London Plan policies; and local 
policies and guidance.   

 
 
 
 

  
Peter Stewart Consultancy 
Somerset House  
Strand 
London WC2R 1LA 
April 2018 
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Appendix A ï Preconstruct methodology for the production of verified views 
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1 VIEWPOINT LOCATIONS

Photoviewpoint Description

1 High Holborn - view looking east

2 High Holborn - view looking west

3 High Holborn / Brownlow Street

4 Brownlow Street




