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Project name Orms project number Project team code File
The Former Central St Martin’s Site 2233 GSM GSM-ORM-XX-XX-RP-A-32004

Revision Date Description Status Created Checked
P01 14.07.21 Draft Issue for Non-material Amendment 

Application
PL - PLANNING GC/PG SW

P02 16.07.21 Issue for Non-material Amendment Application PL - PLANNING GC/PG SW

This Design and Access Statement explains the design principles that have been applied to the proposed development and 
illustrates how issues of access have been dealt with.

A number of elements of the design, including particulars of the cladding, space planning, lighting, security, fire and landscaping 
will be finalised at the detailed design stage and therefore will be either the subject of planning conditions to be agreed with the 
London Borough of Camden, or are not considered to be planning-related matters. Where these details are shown within the Design 
and Access Statement, they are included for illustrative purposes only and are clearly identified as such.



This report has been prepared by Orms Designers and 
Architects on behalf of Globalgem Hotels Ltd. 
It relates to the development on the Former Cental St 
Martin’s Site:

•	 Planning Application Reference:  2020/2470/P

•	 Listed Building Application Reference: 2020/2481/L

The Client has considered the design of the basement 
following the pandemic, and therefore concluded that 
a smaller basement with more flexible venue space 
should be included within the scheme. This also has 
some other key benefits for the construction duration 
and sequencing.

The purpose of this document is to support and 
accompany the updated proposal drawings. 
The proposal seeks to be a Non-material amendment 
to the Planning Permission and an amendment 
by way of updated drawings to the Listed Building 
Consent.

Introduction 
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Objectives of Basement Study

Objective: 

•	 Provide a smaller flexible 
basement venue having 
regard to the impact of 
Covid 19.

Approved 2020 Scheme: Cross Section Diagram Updated Proposal: Cross Section Diagram
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CDM risks relevant to this drawing:

Key Plan:

Project:

1 Oliver's Yard
55-71 City Road
London
EC1Y 1HQ
0207 833 8533
orms@orms.co.uk
orms.co.uk

Drawing title:

Scale@A1

Issued for:

Project No.

Drawing Number

- - - - - -
Rev.

Notes:

Project Originator Zone Location Type Role Number

Do not scale. All dimensions to be confirmed on site. Information contained in 
this drawing is the sole copyright of Orms designers + architects ltd and is not 
to be reproduced without permission.
The setting out and dimensions of any existing building elements shown are 
based on collated archive information, measured surveys and site investigations 
as available. If there is any reasonable doubt in relation to position of existing 
building fabric which affects costs or final construction details the contractor 
should undertake relevant surveys to verify the information, and any changes 
discovered should be notified to the architect.
This drawing should be read in conjunction with all other project information 
prepared by Orms and design consultants. In the event of any conflicts between 
information on this drawing and other project information that may be contained 
on models, specifications, schedules, etc. seek clarification with Orms.
Please note that dwg or other cad formats provided in addition to pdf 
documentation are issued to aid co-ordination only. Use of written dimensions 
and levels is permitted, but all other dimensions extracted from the digital 
content are not to be relied upon. Data should always be checked against pdf 
information.
Drawings issued with construction record status or revision are not surveys and 
are to be verified on site prior to making any use of them. Orms do not take 
responsibility for any discrepancies between the drawings and actual as build 
condition.
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Rev. Date Description
P02 20.04.20 Planning Issue
P01 20.03.20 Draft Planning Issue

Courtyard furniture and planter design is 
indicative only and subject to design 
development.

Benefits: 

•	 Simpler construction. Less 
disruption to neighbours 
due to shorter construction 
activity on site.

•	 Reduced volume of 
excavation. Less impact on 
traffic.

•	 Substantial carbon saving 
due to reduced temporary 
works.

•	 More retention of the 1960’s 
building structure (ground 
and basement).

•	 One single venue space 
which may be split into two.
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Areas Summary 
Key Considerations

Planning Permission Updated Basement Proposal  

GIA 9,068 m2 9,064 m2

Overall volume of new 
basement (approx.)

approx. 62,000m3 approx. 52,000m3

Overall volume of concrete  
structure retained (approx.) 

3,150 m3 3,550m3 
Saving of 400m3

Diagram showing 
programmatic long sections

Spa

Venue
MB1
B1

B2

MB3

B3

Updated Proposal  - Long Section Diagram

Spa

Venue 2Venue 1

MB1
B1

B2

MB3

B3

Planning Permission - Long Section Diagram

Overall volume of basement reduced in proposal:

•	 No longer excavating under Red Lion Building  

GIA remains neutral proposal:

•	 Double height swimming pool and double height kitchen 
become single height spaces

•	 Fewer large volume plant spaces

|     5Orms      |     Project: Former CSM Site, Holborn   |     Client: Globalgem Hotels Ltd   |     Report: Updated Basement Proposal    |     Date: 16th July 2021	



KINGSWAY
TRAM

TUNNEL

REFER TO LETHABY BUILDING 
DRAWINGS FOR DETAILS

SOUTHAMPTON ROW SITE RED LION SQUARESICILLIAN AVENUE

N

4 
m

0 10
 m

20
 m

Key Plan:

Scale@A1 Project No.

Project:

1 Oliver's Yard
55-71 City Road
London
EC1Y 1HQ
0207 833 8533
orms@orms.co.uk
orms.co.uk

Drawing title:

Issued for:

Drawing Number

- - - - - -

Rev.
Project Originator Zone Location Type Role Number

Do not scale. All dimensions to be confirmed on site. Information contained in 
this drawing is the sole copyright of Orms designers + architects ltd and is not to 
be reproduced without permission.
The setting out and dimensions of any existing building elements shown are 
based on collated archive information, measured surveys and site investigations 
as available. If there is any reasonable doubt in relation to position of existing 
building fabric which affects costs or final construction details the contractor 
should undertake relevant surveys to verify the information, and any changes 
discovered should be notified to the architect.

Please note that dwg or other cad formats provided in addition to pdf 
documentation are issued to aid co-ordination only. Use of written dimensions 
and levels is permitted, but all other dimensions extracted from the digital 
content are not to be relied upon. Data should always be checked against pdf 
information.

This drawing should be read in conjunction with all other project information 
prepared by Orms and other design consultants. In the event of any conflicts 
between information on this drawing and other project information that may be 
contained on models, specifications, schedules, etc. seek clarification with Orms. 

Drawings issued with construction record status or revision are not surveys and 
are to be verified on site prior to making any use of them. Orms do not take 
responsibility for any discrepancies between the drawings and actual as build 
condition. 

Notes:

1 : 200

PL - Planning

P02

2233

The Former Central St. Martin’s Site

Existing
Planning
Section BB

DRGSM ORM BB A 12301ZZ

Rev. Date Description
P01 20.03.20 Draft Planning Issue
P02 20.04.20 Planning Issue

Existing Building
Basement

B1 - Basement 1 Plan

+21.00m

+22.50m

+22.90m

+22.40m

+22.35m - level with Lethaby Building basement

Section

Southam
pton Row

Fis
her S

tre
et

|     6Orms      |     Project: Former CSM Site, Holborn   |     Client: Globalgem Hotels Ltd   |     Report: Updated Basement Proposal    |     Date: 16th July 2021	



KINGSWAY
TRAM

TUNNEL

HOTEL ROOMS

HOTEL ROOMS

HOTEL ROOMS

HOTEL ROOMS

HOTEL ROOMS

HOTEL ROOMS

HOTEL ROOMS

HOTEL ROOMS

HOTEL ROOMS

PLANT

ROOFTOP BAR

ENTRANCE 

EVENT SPACE

COURTYARD

SWIMMING POOL

KITCHEN

FOYER

HOTEL ROOMS

HOTEL ROOMS

SOUTHAMPTON ROW SITE RED LION SQUARE

RESTAURANT

FOYER

REFER TO LETHABY BUILDING
DRAWINGS FOR DETAILS

SERVERY

N

4 
m

0 10
 m

20
 m

Key Plan:

Scale@A1 Project No.

Project:

1 Oliver's Yard
55-71 City Road
London
EC1Y 1HQ
0207 833 8533
orms@orms.co.uk
orms.co.uk

Drawing title:

Issued for:

Drawing Number

- - - - - -

Rev.
Project Originator Zone Location Type Role Number

Do not scale. All dimensions to be confirmed on site. Information contained in 
this drawing is the sole copyright of Orms designers + architects ltd and is not to 
be reproduced without permission.
The setting out and dimensions of any existing building elements shown are 
based on collated archive information, measured surveys and site investigations 
as available. If there is any reasonable doubt in relation to position of existing 
building fabric which affects costs or final construction details the contractor 
should undertake relevant surveys to verify the information, and any changes 
discovered should be notified to the architect.

Please note that dwg or other cad formats provided in addition to pdf 
documentation are issued to aid co-ordination only. Use of written dimensions 
and levels is permitted, but all other dimensions extracted from the digital 
content are not to be relied upon. Data should always be checked against pdf 
information.

This drawing should be read in conjunction with all other project information 
prepared by Orms and other design consultants. In the event of any conflicts 
between information on this drawing and other project information that may be 
contained on models, specifications, schedules, etc. seek clarification with Orms. 

Drawings issued with construction record status or revision are not surveys and 
are to be verified on site prior to making any use of them. Orms do not take 
responsibility for any discrepancies between the drawings and actual as build 
condition. 

Notes:

1 : 200

PL - Planning

P02

2233

The Former Central St. Martin’s Site

Proposed
Planning
Section BB

DRGSM ORM BB A 12401ZZ

Rev. Date Description
P01 20.03.20 Draft Planning Issue
P02 20.04.20 Planning Issue

Outline of Existing 60's Building
(Partly Retained)

Courtyard furniture and planter design is indicative only and 
subject to design development.

Basement 2 Plan

The Approved 2020 Scheme
Basement

MB1
B1
B2

MB3
B3

Section

Fis
her S

tre
et

|     7Orms      |     Project: Former CSM Site, Holborn   |     Client: Globalgem Hotels Ltd   |     Report: Updated Basement Proposal    |     Date: 16th July 2021	



Crossr
ail

KINGSWAY
TRAM

TUNNEL

REFER TO LETHABY BUILDING 
DRAWINGS FOR DETAILS

SOUTHAMPTON ROW SITE RED LION SQUARESICILLIAN AVENUE

N

4 
m

0 10
 m

20
 m

Key Plan:

Scale@A1 Project No.

Project:

1 Oliver's Yard
55-71 City Road
London
EC1Y 1HQ
0207 833 8533
orms@orms.co.uk
orms.co.uk

Drawing title:

Issued for:

Drawing Number

- - - - - -

Rev.
Project Originator Zone Location Type Role Number

Do not scale. All dimensions to be confirmed on site. Information contained in 
this drawing is the sole copyright of Orms designers + architects ltd and is not to 
be reproduced without permission.
The setting out and dimensions of any existing building elements shown are 
based on collated archive information, measured surveys and site investigations 
as available. If there is any reasonable doubt in relation to position of existing 
building fabric which affects costs or final construction details the contractor 
should undertake relevant surveys to verify the information, and any changes 
discovered should be notified to the architect.

Please note that dwg or other cad formats provided in addition to pdf 
documentation are issued to aid co-ordination only. Use of written dimensions 
and levels is permitted, but all other dimensions extracted from the digital 
content are not to be relied upon. Data should always be checked against pdf 
information.

This drawing should be read in conjunction with all other project information 
prepared by Orms and other design consultants. In the event of any conflicts 
between information on this drawing and other project information that may be 
contained on models, specifications, schedules, etc. seek clarification with Orms. 

Drawings issued with construction record status or revision are not surveys and 
are to be verified on site prior to making any use of them. Orms do not take 
responsibility for any discrepancies between the drawings and actual as build 
condition. 

Notes:

1 : 200

PL - Planning

P02

2233

The Former Central St. Martin’s Site

Existing
Planning
Section BB

DRGSM ORM BB A 12301ZZ

Rev. Date Description
P01 20.03.20 Draft Planning Issue
P02 20.04.20 Planning Issue

Lethaby 
Building

Retained
Red Lion 
Building

Potential 
area for new 

Basement

Crossrail  exclusion zone 
(Only South )

1.	Crossrail Exclusion Zone 10m below proposed ground Level 
(+14.30m)

2.	Boundary Line

3.	Extent of retained Red Lion Building structure - Area under 
which there should be no excavation

4.	Potential to lower the rear core slab

5.	Potential to extend under podium

Basement Constraints
Existing Basement Plan
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Venue Entrance

Ground Floor Plan

Venue Entrance

Proposed Plan 2020 Approved Scheme
Note: Internal layouts are indicative only
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Extent of Planning Permission Basement

Basement 1 Mezzanine Plans

Updated Basement Plan - extent of basement is the same2020 Approved Scheme
Note: Internal layouts are indicative only
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Basement 1 Plans

Updated Basement Plan - extent of basement reduced2020 Approved Scheme

Extent of Planning Permission Basement

Note: Internal layouts are indicative only
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Basement 2 Plans

Updated Basement Plan - extent of basement reduced2020 Approved Scheme

Extent of Planning Permission Basement

Vertically retractable 

acoustic partiti
on

Note: Internal layouts are indicative only
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Basement 3 Mezzanine Plans

Updated Basement Plan - extent of basement reduced2020 Approved Scheme

Extent of Planning Permission Basement

Note: Internal layouts are indicative only
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Basement 3 Plans

Updated Basement Plan - extent of basement reduced2020 Approved Scheme

Extent of Planning Permission Basement
Swimming Pool location updated (size and depth unchanged)

Note: Internal layouts are indicative only
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