


Plan Development

Light Well
The lightwell brings minial natural light into
the building, and is in a bad state. This could

be more appropriately used as office space.

The main core is small and inefficent. It
obstructs clear movement throughout the
building and is not user friendly. The lift is
slow and squat, resulting in traffic jams around
the cramped stairwell. There are many level

changes.

Facade

The Ground Floor facade has little engagemnt
with the overal design and style of the building.
It is incohesive and uninteresting for

pedestrians and users.

Existing Section

The  buildings  roof is currently
occupied by heavy plant, with the

potential for an impressive roof

The division of the building into
seperate areas hinders its use as a
contemporary office space, hindering

circulation and blocking out sunlight.

2nd Core

The 2nd core is redundant and takes

up vaulable floor space. It acts as the
current fire escape, which would
not be necessary if the main core

was also designed as a fire route.

e
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Plan Development

8.2 Existing Ground Floor Plan Analysis

Lobby

The lobby is uninviting and awkwardly arranged. Visitors
are greeted by narrow and dimly lit spaces, which are
unsympathetic to the charming character of the building.
The building is also unwelcoming to disabled users, with

the lift being barely sufficient size for a wheelchair.

+0.00m
Street Level,

2nd Core

The secondary core wastes floor area

and would not be necessary if the main

Facade core would act as a fire escape route.

The Ground Floor facade has little

engagemnt with the overal design and

style of the building. It is uninspiring and

not notable for passing pedestrians.

Entrance
The current restaruant entrance is clumsy

and hidden behind large, obstructive

columns.

Existing Ground Floor Plan
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Plan Development

8.3 Existing Typical Floor Plan Analysis

Main Core

The main core is small and inefficent. It
obstructs clear movement throughout the
building and is not user friendly. The lift is slow

and squat, resulting in traffic jams around the

cramped stairwell.

2nd Core
The secondary core wastes floor area
and would not be necessary if the main

core would act as a fire escape route.

L'Ev88

Office

1 2 risers at 180mm
[ +10647m

Walls
The division of the building into seperate | ‘ 11812.6 ’—‘
areas hinders its use as a contemporary | 1 S — 1 [ 1 I I - i 1

office space, limiting circulation and blocking

out sunlight.

Existing Third Floor Plan
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Plan Development

Lobby

The proposed lobby is more spacious, creates a
waiting area, and space for a reception desk. The
larger lift allows disabled users easier access, and
the location of the new stair creates potential for a

feature design.

+0.00m
Street Level

Existing Restaurant VWall

LY N R R TR RN

P I PN S
| | e N
:u\ Indicative (j] | / o \
7 Accessible s - ~ \
1A e N \
Fire Fighting Lift WC | / \ \

(13 persons)
N
Facade saitets AN B i
N\::::ju /3}\3@( Il
The ground floor facade will be restored oy N HH
to its original heritage design, grounding the / N A !
T . . . N . // N UH
building in its site and context as a histori / N

piece of architecture. Cycle

G s O o %
Entrance and

W Restaurant
Servicing

¥ Lobby T

N

Restaurant (Class E)

+0.075m

obby Level

..o.........o.........o.........o.........o........

Entrance NN . 0 T T ]

, . ‘ L’ ,,,,,,, N — i B —— .
A light and defined entrance will welcome :
customers into the restuarant and improve E
their overall experience. Disabled access will be .
. Flitcroft Street
retained, with minor adaptions to the historic . .
facade restoration. . :
: Proposed Ground Floor Plan : Cycle Entrance
: ¢ Users are encouraged to cycle, as the
: ¢ new ground floor provides access to the
:  new cycle storage below.
¢ Flitcroft Stret
: Additional lighting along Flitcroft Street would improve
¢ this dark and narrow alleyway, often used for anti-
¢ social behaviour. The original features along this facade
+ will be retained.

m@ 1 AUgUST_ 2022 Page 79
Rev A



Plan Development

Existing Facade
The existing facade from first to fourth floor
will be stripped of the paint finish to leave the

$
&
original brick and stone exposed. R
&
v
S

Partitions

The removal of exisiting partitions greatly
opens space. Offices are light and airy, with
views onto Charing Cross Road, and potential

for the floor space to be split into separate

: Main Core

The rearrangement of the main core as the principle
core will vastly improve circulation around the build-
ing. A modern lift will cope with the building’s capacity,

minimising use of the stairwell.

0800000000000 000000000000000000000000000

ANANANANRNIN
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v ~<l Ny [—
- RN / | Fire Fighting Lift | Acodgsible we g
N \ (13 persons) %
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1 1 ~
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° |0l
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Office " "

|

|

I
|1
|
|
I

— i— i ﬁ [ ] i -

tenants in the future if necessary.

Flitcroft Street

Proposed Third Floor Plan

Peocccscccccccccccccccsccccccccccccccccose

WCs
Removing the redundant 2nd core
provides the opportunity to create

spacious, modern toilets.
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Plan Development

:Main Core
< The main core is designed as close as possible
$to the party wall, allowing a spacious office

area even on the set back 6th floor.

@eececccccccccccccccccccccccccn

o> \

//
e
7
/
-
i
|
\
AN
N
S~
REFUGE

Office
~182.8m2

New Facade
The new storeys crown the existing

building.

Flitcroft Street

Proposed Fifth Floor Plan
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Plan Development

Terrace

The setback glazing line creates outdoor

amenity space wrapping wround the

building.

: Main Core

+ The main core is designed as close as possible

tto the party wall, allowing a spacious office

area even on the set back 6th floor.

@0ec0ccccccsccccccsccccccccnccce

—
Y=Y
T S N
: NN Fire Fighting Lift sible WC @
N (13 persons)
‘ \21)3:%]
) u
- i
//// :;: &
Z
Offce
~158.8m2
s »
—~ S L e R S L - -

Flitcroft Street

Proposed Sixth Floor Plan
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Plan Development

Sliding Glazed Roof Access

A sliding glazed panel allows access to the

Plant Area

The roof plant is located on the north east
roof terrace without the need for a bulky full side of the building, making it invisible from
height mass. street level. The plant area is separated from

the roof terrace by an acoustic louvred screen.

Planting Border
The balustrade is set back for safety

reasons, allowing a band of biodiverse

planting to wrap around the roof

terrace.

Roof Terrace

The roof terrace provides spectacular
views down Charing Cross Road, whilst
remaining intimate and private with a
planted area between the terrace and

parapet.

PV Zone

Proposed Roof Plan PV panels supported on a steel frame over the plant

area provide sustainable energy for the building, with

south facing daylight throughout the year.
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Plan Development

/

Restaurant Space

The restaurant retains a large proportion

/

sy Restaurant BoH,/ ¥

g 10038sam,”

7/

(inc. vaults s /
(inc. vaults '\17}8 qm) ,
/ /

of the basement floor space for front of
house, office, and storage. Additionally

W(Cs would be provided in this area.

Bin Store
The office bin refuse is located in the basement,
as close as possible to the lift for minimum

difficulty in taking the bins to street level.

: Bike Store Access
¢ A wide staircase from ground to basement
: allows easy access for cycle users to the new

+ bike storage in the basement.

®0ccc00ccc00000000000000

bPPeegecccecceccocccccscccsccccccsccccccccccccse

Fire Fighting Lift
(13 persons)

Lift Lobby

uel MO

D -293m
A

2oqQQeccepoccccce

6%
Basgment f

N

Proposed Basement Plan

oo(oo

1%

z| CW Plant

[

u LVSR

Customer Stair

®0cc000ccc000c000000000000000

¢ An additional stair allows circulation
:

Sbetween the restaurant ground

.
.
.
.
.
.

customers and staff only.

floor and basement, for restaurant

eseeccecsesccrccesccrccscccsccscscsccsfiuocsesscilone

Cycle Store

The new office cycle store provides 20x

cycle store spaces using Broxap 2 tier
stands, as well as 1x non-standard cycle

space. The restaurant is also provided

+ with 2x long stay spaces for staff use,

.
.
.

separated from the office store.
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Planning Considerations

Camden Local Authority provided the following guidance on cycle store numbers.
* Long-stay cycle spaces should be separated from short-stay due to security concerns.
+  Long-stay cycle spaces for the office and restaurant should be separated. Short-stay spaces can be combined.

« I space is restricted, we can accept a financial contribution for the short-stay spaces. A Sheffield stand for 2 short-stay

cycle spaces is £255.

« 5% of the total number of cycle parking facilities should be allocated to non-standard cycles according to the London
Plan and London Cycling Design Standards. These non-standard cycle parking spaces must be clearly signposted and/or
identified with ground markings denoting they are for non-standard cycles.

+  Route to cycle parking must be step-free (cycle wheeling ramp on stairs is acceptable) and well signposted.

* Should be within 50 metres of the building entrance.

« Supporting facilities such as lockers, changing facilities, a drying room and showers are recommended.

« Al doors to the cycle parking area should be automated by a push button or pressure pad.

The intention is to supplement the short stay spaces with a payment in lieu due to spacial limitations of the existing

building. It is also noted that there are numerous short stay cycle parking spaces in the vicinity, as well as Santander

Bike Stations. Please refer to the Transport Statement for further information.

Groposed Restaurant Bike Stora

Fire Fighting Lift
_____ (13 persons)

ift Lobby

(x20)

| |
| |
| |
| |
| Office Long Stay |
| |
| |
| |
| |

Muel MmO

,,,,,,,,,,,

29
Agegox
iz
Refuge Bas; ment FFI
1
gl CW Plant

u LVSR

shutter

Restaurant (Staff)

Long Stay Cycle Store
and refuse

——

=
t-——-
= —
= —
- |
-——-
(S
(E—

Groposed Office Refuse Storage) Groposed Office Bike Store)

Groposed Restaurant Refuse Storagé

The proposed bike store is located in the basement, with access via a secondary entrance down Flitcroft Street. The
basement is accessed down a wide staircase, and the store located close to the stair to minimise the distance needed

to transport a bicycle inside the building.

The proposed bin refuse for the office area is located opposite the lift door in the basement. Access for moving the

bins would be via the lift and through the lobby when necessary. Restaurant bin refuse is located separately.
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Planning Considerations

The ground floor proposal retains the restaurant currently on site, but reducing the floor area to allow for a larger lobby for the

office. Additionally, a new stair is introduced to allow potential circulation for restaurant customers into the basement restaurant

area. The layout of the restaurant area (kitchen, BoH, storage, office, VWCs) will be established by the tenant in a future application

(if required).

+0.00m
Street Level

Lift Lobby

/
Restaurant BoH,

/ 101385am,” /1

/

(inc. vaults 117.8sqm) /'
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Planning Considerations

The design is fully accessible. The main office entrance is close to flush with the street level, allowing wheelchair users to easily enter D D

the building. Access to the restaurant is via a ramp from Charing Cross Road as existing. The lift provides easy access to all floors

from basement to 6th for an office wheelchair user.

Accessible toilet cubicles are available on each floor from Ground to 4th, and the basement provides an accessible shower cubicle T U
accessible via the lift. An accessible VWWC will be provided for the restaurant customers at ground floor level, and disabled customers w

would be seated at ground floor level. Basement Plan

prT
Stveetisﬂxe\\
. Lobby
’\ S~ +0075m \h =J ‘
\ , 77 Fu } | Indicative (jﬂ‘
S T e T ~/ | } Accessible }
} | wc |
L*ﬂ | ——
% -
”,’,,,,, L //
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%
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<
2, S
,l",,,, T T VA T
2 / )
'I/,',, / N
7% A
o 5/ 5f m o - o
ycle
Entrance and
Restaurant [
! Servicing
Lobby [ B
Restaurant (Class E) ; < +0075 <>>
‘ ‘ LoBb; Level[l| -0.500m Lower Ground (tb0)\

\\ ________ 5 —X B >

s

-0.660mm
Lower Street Level

Flitcroft Street
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Planning Considerations

Fire Access and Escape Stair

1100x2100 Firefighting Lift
Since the secondary core is being removed, the main core must act as both the escape route and access route. Several parameters N ’ -
apply to the design of the core to enable this. \ "__/
Please refer to ‘TX 151744 - Flitcroft House - D12 Fire Statement’ for fire strategy report. i /;sé;’ \ t;7¥4;\\‘ ] E/ S
‘ .

Protected Lobby

Fire Access and Escape Stair Smoke Extract Vent

Wheelchair Refuge Point

1100x2100 Firefighting Lift (13 persons)

’\O 0m
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N
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2 Hour Fire Rated Lobby
Ground Floor Plan Flitcroft Street
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Planning Considerations

Relevance of key points from the Commercial Secure by Design document is outlined below:

T o - =
— ,,,,,9///,,,/// i i \nd\cat? (@ i r -; N
+  Creating a sense of place: the restoration of the ground floor will improve the sense of place for e R ‘/-}- NN
i L= e 75} B [
Flitcroft House. — q} Vi R |
L7 |
+  Qutdoor amenity: the outdoor seating associated with the restaurant is within view of occupied [ - @}l#
I 1
rooms within Flitcroft House. Other outdoor areas (at 6th floor and roof level) are only accessible by \\ ! 11
office users. : (;ylel
=i 2 |
* Vehicular and pedestrian routes: improvements to Flitcroft Street will be established as part of a | ‘R-!b )
“ Lot“y’ S
separate planning application in the near future. = Ty R [~ 9 : (
, , , . , ‘ M J 1 el LoffrGroma
*  Recessed doorways: these are required in order to provide outward opening doors that comply with | * s
T
fire escape regulations. The risk of these will be combatted with appropriate lighting and access gates . A | | | |

out of hours.

+ Internal layout: due to the ground floor and basement plan being split between office and restaurant Fitrt e

areas, several doors will be fob access only to allow for secure circulation. The adjacent diagrams show —
the access plan for restaurant customers, restaurant staff, and office users.

+  Entrances into the building: the office reception will be manned by a receptionist during working hours,
and a security guard out of hours. The Flitcroft Street entrance is accessed by fob only for restaurant

staff and office users.

+ CCTV: the required areas, particularly along Flitcroft Street, will be monitored by CCTV.

+  Doorsets: the external doorsets will have locking mechanisms of the appriopriate accreditation. —

Restaurant Staff Cycle User Route

O - >

[ Restaurant Staff Fob Access Door

Restaurant Customer Route
- ——————— > I Office User Fob Access Door
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Planning Considerations

10.6 Energy and Sustainability

MEP Strategy

FCU Unit (No. TBC following spec)

An overall high-level MEP strategy has been developed for the proposals.
Ceiling ‘raft’ HVAC/WC/VRV Riser
The adjacent floor plan shows a typical office floor HVAC system. The proposal is to house FCUs within a ‘raft’ wrapped : : :
around the core, that will additionally house the required cable trays. .
: \
A dedicated plant enclosure on the roof houses the required
80000 SUPPLY & EXTRACT
equipment, with provision for the future restaurant tenant fit- DUCTHERK WITHI REER
out allowed for. .
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T o \ . | 4 : |
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Planning Considerations

Sustainability Strategy

In summary, the proposed development:

+ Will minimise energy demand through the use of low u-values, low air permeability and low thermal bridging to reduce heat loss.
+ Will improve building fabric.

+ Will be fossil fuel free, using air source heat pumps to provide space heating and hot water.

+ Wil utilise rooftop photovoltaic panels to provide renewable electricity.

+ Wil have a minimal impact on the risk of surface water flooding onsite and will increase permeable surface area

+ Will minimise water consumption.

+ Will improve the longevity by creating more flexible and adaptable spaces in line with future needs.

All existing fenestration is to be upgraded to like-for-like efficient double glazed units, plant equipment will be upgraded to more

sustainable energy efficient specifications, and urban green space to be provided.

For full report, please refer to Savills Earth ‘Energy and Sustainability Statement’
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Planning Considerations

10.7 Area Schedule

Existing
Level

Basement

GIA (m?)

213.3 (Total)
1825 (Restaurant)

NIA (m?)

150.3 (Restaurant)

Notes

Includes all area up to
structural wall inner face.

Ground Floor

(Office) 14.2 - Includes lobby and core.
Ground Floor 1771 160.1 Includes dining area, kitchen,
(Restaurant) basement access.
First Floor 2359 181.3
Second Floor 238.0 183.7
Third Floor 236.1 180.6
Fourth Floor 2316 1785

Total

955.8 (Office)
359.6 (Restaurant)
1,361.6 (Total)

738.3 (Office)
3104 (Restaurant)
1034.5 (Total)

See full area schedule for
detailed breakdown.

Proposed
Level GIA (m?) NIA (m?) Notes
Basement Includes bike store,
(Office) >84 333 WC/shower, comms room.
Basement ,
139.6 119.8 Includes bike store and BoH.
(Restaurant)
Ground Floor
(Office) 60.3 42.1 Includes lobby.
Ground Floor 1313 1207 Includes restaurant tenant
(Restaurant) area.
First Floor 2349 187.5
Second Floor 236.2 195.6
Third Floor 2374 197.0
Fourth Floor 2453 2051
Fifth Floor 233.8 1935
Sixth Floor 204.4 163.6
1510.7 (Office) 1217.7 (Office)
Total 2709 (Restaurant) | 2405 (Restaurant) | cC I area schedule for

1,854.2 (Total)

1454.7 (Total)

detailed breakdown.
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Conclusion

Through high quality architectural design and appropriate responses to the historic existing facades
of Flitcroft House, this proposal provides the opportunity to greatly increase the architectural

value with unity between contemporary and heritage elements of the design.

This proposal enhances the existing Flitcroft House and creates an building of greatly increased
architectural value and improved floor plan to meet the current market demands. The ground floor
street frontage is redressed sensitively to improve the cohesiveness and pedestrian experience,

responding to the currently uninspiring facade.

The design provides two new office storeys and outdoor terraces with clear vistas along Charing
Cross Road. The articulation interprets the existing facade in a contemporary way, reflecting both
the rectanglular and arch motifs present below. The proposed green amenity spaces promote
well-being in the work place, whilst also tying the building to the Phoenix Community Garden

down Flitcroft Street.
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Existing Plans

Stairs
L i Plant

vvc

|—

130735

Q 1 August 2022 Page 104
Rev A



Existing Plans
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Existing Plans
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Existing Plans
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Existing Plans
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Existing Plans
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Existing Plans

Lift

&
o AI’]ChO(/ +16.684m
& /7 Roof Internal
& Room
Q
<
& ¥ +16.934m _
§ Step Up -
Q\)Q{D \A\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\‘\ |
‘\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\:\

4097mm Depth

Extractor|
Ducts

+16.581m e
210mm Hise o parapet Roof Level :
I
710mm drop to roof level .
Air Con Inverter Upit | Inverter Upjt !
+17.081m !
Unit |
Roof Level |
] |
I
I
At Con AC Unit AC Unit |
Unit !
|:| 11 Extractor

1 Ducts
[
T
[
[
L

+18.316m

Flitcroft Street

Parapet to Street Level
(TBC, likely incorrect)

e

1 August 2022
Rev A

Page 110



Existing Plans
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Existing Plans
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Proposed Plans

at Stage 3
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Proposed Plans

120 Charing Cross Road
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