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1.1 project team

CHH London

Braeside Developments

MSMR Architects Ltd
* Beadmans
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Michael Barclay Partnership

Scotch Partners.

* MW

Scotch Partners.

* Scotch Partners

Butler & Young Group Ltd
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* MHBC Cumming

Watts Group Ltd
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1.2 introduction

This document has been prepared by MSMR Architects
on behalf of CHH London to provide a narrative for the
refinements proposed to the Planning Approval for 294-
295 High Holborn

Afull planning application for 294-205 was approved by
Camden Council on 15th August 2018 (ref: 2017/1827/P)
for a9 storey building comprising retail use (Classes

A1-A3) at basement and ground floor levels, office

use (Class B1) at first and second floor levels and 10
residential units (6 x 1-bed and 4 x 2-bed) (use class C3)
above including plant and associated works.

CHH has undertaken a review of the approved scheme
and identified a number of minor changes which improve
the quality of the scheme.

This document sets out the nature of those changes in
detail.

introduction

1.3 summary of changes

Minor alterations are proposed to the approved scheme,
the detail and principles for which are set out within this
document. Importantly, the proposed alterations do not
fundamentally alter the approved building and can be
implemented independently. In summary the changes
are

Sprinkler tanks added at basement level in lieu of
retail space to comply with emerging fire safety
regulations.

Minor changes to internal residential layouts at floor
levels 3-6.

Extension to the building envelope to the rear at floor

levels 7 and 8 to infill the inset external terraces.

This document is structured such that the approved
drawing s provided on the left hand side; with the
proposed minor alterations shown on the right hand side.
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2.1 site location

S
Red Lion

The vacant site

s to the souther

ide of High Holborn
with Holborn underground station to the west and
Chancery Lane underground station to the east. The
plot is a brownfield site, having remained undeveloped
since 2008 when the previous post war building was
demolished. To the south of the site is Lincoln’s Inn and
it's private gardens. The site is within the Bloomsbury
Conservation area

The narrow plot is bounded by Lincoln House to the

east and Celcon House to the west. Access to the site is.

from High Holborn only. None of the site boundary lines
lel. High Holbom is characterised as a busy

urban
contrast, the private gardens to Lincoln's Inn to the rear
of the site is leafy and quiet. The current design of the
building consented by Camden Council seeked to take
advantage of this contrast in environments. The NMA
application seeks to improve

reetscape with a mix of office and retail uses. In

residential layouts to
maximise the southemn aspect

This Holborn and South Bloomsbury area is known
as aMidiown area and many of London's best known
landmarks, shopping and entertainment areas are within
walking distance. In addition Holborn and Chancery Lane
stations are a short walk from the site, providing access
to Central and Piccadilly Lines and connections to the
wider London area.

key
[ 294-295 High Holborn site location

° place of interest / landmark
AERIAL VIEW: plan view
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AERIAL VIEW: view looking from a south direction
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layout and use layout and use

3.1 basement layout 3.1.2 proposed basement floor

3.1.1 consented basement floor

The basement consists of retail space with external
lightwell accessed via glazed sliding doors. Access
between the retail spaces on ground floor and the
basement level would be provided by a separate stair as
part of a tenant fit out.

In order to deliver the consented design and comply
with current and emerging changes to the building
regulations, an OH1 commercial sprinkler system is
proposed in accordance with BS EN 12845

[—

This will cover both commercial and residential areas of

Ancillary accommodation serving all (retail, office and
residential) uses includes cycle stores for 25 cycles,

the building and will avoid occupancy restrictions to the
office fioortevels. W RGOS R AL e s R | T
shower rooms, lockers, refuse store, cleaners store, plant
room and substation. An OH1 commercial sprinkler system requires an 80m3
tank. It is proposed to locate this tank at basement level

in lieu of the retail space.

In addition the glazed s|
be replaced with a metal louvred screen to provide
basement smoke ventiation.

&l

There are no changes proposed to the other basement | .=

[, kb
CCONSENTED SCHEWE: basement fioor plan ancillary areas PROPOSED: basement plan
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layout and use layout and use

3.2.1 consented third & fourth floors - 3.2.2 proposed third and fourth floors L;&
The consented layouts for the third and fourth floors Changes proposed include:
show identical internal layouts for market residential « Generous common lobby added
apartments. Both apartment types are generous sized « Wall between apartments repositioned to reduce the
1bed plus study units. The south facing apartment is size of the north facing apartments and increase the
marginally smaller than the north facing apartment. size of the south facing apartments. This results in
£ amore efficient north facing 1 bed apartment and
observations generous south facing 2 bed apartment.
« Small common lobbies. { - \ « The master bedroom in the south facing apartment
« Southem aspect is better suited toresidentialuse. | T e - is repositioned so that it takes advantage of the T
Quiet, green spaces, balconies and improved natural A improved natural light and views of Lincolns Inn. I "o
light CONSENTED SCHEME: fourth floor plan also gains access to the external balcony. PROPOSED: fourth floor plan
« Apartment types are open plan allowing natural light
into hallways
=
©
......... T T
, B
CCONSENTED SCHEME: third floor plan PROPOSED: third floor plan
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3.3.1 consented fifth & sixth floors

The consented layouts for the fifth and sixth residential
floors show similar internal layouts but these do not stack
with third and fourth floors. These layouts do however
respond to the quiet, green spaces to the southern
aspect. Larger 2 bedroom apartments are located to the
south and efficient 1 bed apartments located to the north.

observations:

*  Small common lobbies.

These apartments do not stack with third and fourth
floors which makes coordination of vertical services

more difficut
Both bedrooms in the south facing apartment type
have oblique views to Lincolns Inn.
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ITED SCHENE: sixth floor plan

ITED SCHERE: fifth floor plan
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3.3.2 proposed fifth and sixth floors

Changes proposed include:
Generous common lobby
« The efficient north facing 1 bed apartment type at

third and fourth floors is replicated on these floors
and improves stacking

« The south facing apartments provide 1 bed plus
study and takes account of the stepped fioor plate.
This maintains the consented unit mix to enable more
generous 2 bed apartments at third and fourth floors.

These minor alterations proposed to the intemal layouts
at third, fourth, ffth and sixth floors improve the quality of
the apartments without changing the appearance of the
building

m=mr

PROPOSED: sixth floor plan

PROPOSED: fifth floor plan

layout and use
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3.4.1 consented seventh & eighth floors

The consented layouts for the seventh and eighth floors
show triple aspect, 2 bedroom apartments on each floor.
Bedrooms suites are organised to the north and principal
reception/ dining spaces take advantage of the southern
views.

m=mr

CONSEN

CONSE!I

TED SCHEME: eighth floor plan

TED SCHEME: seventh floor plan

layout and use
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3.4.2 proposed seventh and eighth floors

Changes proposed include:

Common riser immediately south of the staircore is
omitted as it is not needed at seventh and eighth
floors.

Extension to the building envelope at both floors to
infill the southern terraces to allow the kitchen to be
relocated. This change allows a study room to be
added. As these building extensions do not project
beyond the consented west return wall they do not
change the west elevation or the perceived building

mass.

These changes do not affect the floors below and
improve the quality of the apartments,

m=mr

PROPOSED: eighth floor plan

PROPOSED: seventh floor plan
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4.1 rear elevation
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4.1 consented south elevation

ided into 6 panels with exception to seventh and

> the back of
the staircore where the buiiding steps in plan

eighth floors which adopts metal cladding
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1296 High

4.2 proposed south elevation

of the glazed

oors as described in section 3.1.2. Tt

the elevation will not be visible from neighbouring
properties

Extension of the building envelope at seventh and

floors to partially infill the rear terraces as
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PROPOSED: south elevation
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area schedules area schedules

5.1 Consented area schedule 0 GEA GIA No. of Bedrooms 5.2 proposed area schedule 0 GEA GIA No. of Bedrooms
se se
sqft sqm sqft sqm 1 bed 2 bed sqft sqm sqft sqm 1 bed 2 bed
Basement cetat | 3A0LL | 2881 | 8740 | 812 Basement cetal | 31011 | 288.1 0 0
Ground 30398 | 2824 | 18310 | 170.1 Ground 3039.8 | 2824 | 18310 | 170.1
Sub-total 61409 | 570.5 | 2,7050 | 2513 Sub-total 6140.9 | 5705 | 1831.0] 170.1
oo aparments First office | 29063 | 2700 [ 2,2314 | 2073 — First office 122063 [ 2700 | 22314 2073
+ 1 becioom apariments 6 Second 29063 | 2700 | 2,2346 | 207.6 artments 6 Second 29063 | 2700 | 2234.6| 207.6
. ”s Sub-total 5812.6 | 5400 | 44660 | 414.9 Sub-total 5812.6 | 5400 | 4466.0| 414.9
1 1,045.2 1 1 6| 1121 X
Third Flat 20063 | 2700 |04 97 X Third Fatl | so063 | 2700 |[--i2286
Flat 2 11130 | 103.4 X Flat 2 865.4| 80.4 X
rourth Fat3 |, oies | 2700 | 20952 971 X courth Aats | oo 00 12066 1121 X
Flat 4 11130 | 103.4 X Flat 4 865.4| 80.4 X
Flat 5 1,0376 | 964 X Flat 5 924.6| 859 X
Fifth 2 2,566.1 | 2384 |- Fifth 2 2566.1 | 2384
Flat 6 804.1 747 X Flat 6 865.4| 80.4 X
) ) Flat 7 ] ]
Sixth Flat7 | ose61 | 2384 |-20376.| 964 X Sixth 2 25661 | 2384 28 6/MMES X
Flat 8 8041 | 747 X Flat 8 865.4| 80.4 X
Seventh Flat9 | 2037.6] 1893 | 14650 | 136.1 X Seventh Flat9 | 20861 | 193.8 | 1541.4| 1432 X
Eighth Flat10 | 2,037.6| 1893 | 1,4650 | 136.1 X Eighth Flat10 | 2086.1 | 193.8 | 1541.4| 143.2 X
Sub-total 150201 | 1,3954 | 10,929.8 | 1,0154 Sub-total 15117.0 | 1404.4 | 10807.1] 1004.0
Roof Plant Roof Plant
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