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3.0
DESIGN EVOLUTION

3.1 Overview 

Pre-app 01 (February 2022) - Plant on west Pre-app 02 (August 2022) - Plant on east

Notes:

Do not scale from this drawing.

Check drawing on receipt and immediately report any discrepancies
to the Architect.

Verify all dimensions and levels on site prior to construction.

The contents of this drawing are Stiff + Trevillion Architects Ltd. 
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STAGE 4

21/06/22

Proposed Rear Aerial View

SK-002

1 Proposed Building Rear Aerial View

Rev Date Description

To mitigate any acoustic issues with sensitive receptors and provide a more neighbourly 
adjacency, the plant was decentralised with on-floor AHUs. This provides the opportunity to 
minimise rooftop plant and locate the residual central plant discreetly behind the eastern 
mansard. It further provides a cleaner roofscape, improving aerial views and sensitive long 
range views from the surrounding conservation area.

Key items we have considered and implemented into our design are as follows: 
  Relocation of plant to mitigate noise and adjacency to neighbours
 + Massing reduced in NW corner to maintain ROL
 + Window replacement strategy + hierarchy

Key Plan
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Rev Date Description

Initial massing was developed on a central AHU strategy forming a new service core on the west of the 
building.



20

Checked

Date

Drawn

Stiff + Trevillion Architects Ltd
16 Woodfield Road
London W9 2BE

T +44(0)20 8960 5550
mail@stiffandtrevillion.com
www.stiffandtrevillion.com

Scale @ A1

Drawing Title

Revision

Project

Client

Suitability Code

Drawing Status

Orig. Zone Level Type Role Number

- - - - -- A

ST Project No.

Project Code

EH ND

4677

4677

21 Bloomsbury Street

Capital 38

ST XX

Do not scale from this drawing.

Check drawing on receipt and immediately report any discrepancies
to the Architect.

Verify all dimensions and levels on site prior to construction.

The contents of this drawing are Stiff + Trevillion Architects Ltd. 
Copyright and shall not be re-used without their written permission.

STAGE 3

10/06/22

Unnamed

SK-060

Rev Date Description

Following the site review with planning officers the designs have been 
adjusted to relocate the new central plant as far away from sensitive 
receptors as possible. The new plant location is proposed in the north-
eastern corner of the site, located behind and under the existing 
mansard roof profile. This location helps to maximise the distance to 
sensitive receptors at Bedford Court Mansions, the surrounding office, 
roof structures and aids with the acoustic attenuation. 

 + New location of central plant on east (previous plant location 
indicated in the 3D view below)     
  

 + Bedford Court Mansions      
 +  

97 Great Russell St. Radisson Blu Hotel    
    

 + 98-99 Great Russell St. Florida State University

 + Reduction of southern massing due to plant relocation 

3.2 Relocation of Central Plant Relative     
 to Sensitive Receptors     

3

4

5

1

1

2

2

3

4

Previously proposed Sixth Floor Plant Location - Pre-app on 4th April

2
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Plant enclosure
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3.0
DESIGN EVOLUTION

5



21

Due to the close proximity of adjacent buildings to 21 Bloomsbury 
Street, we have carried out studies to review overlooking, adjacencies, 
daylight & sunlight and noise assessments.      
  

3.3 Overlooking / Adjacencies / Daylight & Sunlight / 
 Noise Assessments

Bedford Square

Bedford Avenue

Bl
oo
ms
bu
ry
 S
tr
ee
t

Key:

Sensitive Views to Bedford Court Mansions
Views to Radisson Blu Hotel Florida State University

Bedford Court Mansions

Radisson Blu Hotel
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The site is located adjacent to residential, hospitality 
and educational properties and a study was undertaken 
to identify key locations, sections and consider any 
issues of overlooking.

KEY 
 +  

97 Great Russell St. Radisson Blu Hotel 
98-99 Great Russell St. Florida State 
University 
 

 
 

 + Site Location  
Hospitality 
Educational 
 
 
 

3.4 Overlooking Study on South Elevation  
 - Site Context
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BView a - 6th floor View b - 2nd - 6th floor
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Key Plan
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STAGE 3

10/06/22 1 : 100

S0

Proposed Fifth Floor Plan

05 SK SK-056

Rev Date Description

 + Proposed internal space
 + Proposed terrace
 + 97 Great Russell St. Radisson Blu Hotel 

98-99 Great Russell St. Florida State University

3.5 Overlooking Study on South Elevation 
  - Plan View A

The new additional massing proposed to the southern 
elevation has been carefully designed and located 
opposite a full blank wall elevation of the hotel façade. 
Balconies situated towards the western edge of the new 
extension provide important external amenity space 
to the office users but have been designed to avoid 
nuisance and overlooking to the education facilities at 
98-99 Great Russell Street.

Existing Fifth Floor Plan

Highlighted view from terrace

A

1

3

2

4

KEY 

 + Site Location 
Hospitality 
Educational

 + Blank Walls 
 
 
 

8500
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+49.370 AOD
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Section BB, Proposed
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3.6 Overlooking Study on South Elevation 
 - Section B

 + Proposed terraces
 + Florida State University 

 + Viewing distance ranges from 10-12 M
 + Terrace lengths on the South elevation vary 

depending on the level but are all angled south 
west obscuring any views to the east and 
University.

 + Planting treatment on balconies to screen 
viewing angles at 1.5M high on all levels. 

 + Planting treatment to balconies provided have a 
depth of 400mm meaning users on terrace will 
be kept away from the edge

 + Due to the height of the planting being 1.5m 
views are obscured directly to neighbouring 
buildings providing upward views.

 + Perimeter planting to soften building line 
and limit overlooking views to neighbouring 
properties.

 + The planted balconies improve urban greening 
+ biodiversity on the site whist providing an 
improved ‘softened’ elevation to the views from 
neighbouring properties. 

Proposed Section BB

1

B

2

1

B

B

2

Precedent images of 
planted screening

Proposed section of planted screening

Section AA, Proposed
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STAGE 3

10/06/22

Unnamed

SK-060

Rev Date Description

3.7 Massing / Overlooking / Daylight & Sunlight to East 

 + We are aware of the sensitivity of views to the adjacent 
residential properties at the upper floors of Bedford Court 
Mansions.  

 + The massing has been assessed and reduced to avoid any 
daylight and sunlight impacts on the neighbouring residents 

 + Designs for new planters and screens are proposed to avoid 
overlooking

2

3

1

1

1

2
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The site is located adjacent to residential, hospitality 
and educational properties and a study was undertaken 
to identify key locations, sections and consider any 
issues of overlooking.

KEY 
 +  

43-54 Bedford Avenue, Bedford Court 
Mansions   
55-73 Bedford Avenue, Bedford Court 
Mansions  
 

 + Site Location 
Residential  
 
 
 

 

3.8 Overlooking Study to East   
  - Site Context
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C D EView c - 6th floor View d - 6th floor view with flank wall and 
obscured windows

View e - View from mansion blocks
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Section AA, Proposed
Scale: 1:100

5
ST-PR-04-104

0 5 10 M

5.7m

3.5m

Morgan Capital

Stiff + Trevillion Architects Ltd

16 Woodfield Road

London W9 2BE

T +44(0)20 8960 5550

mail@stiffandtrevillion.com

www.stiffandtrevillion.com
West Section

As Existing

Drawing Title

Project

Client

Scale @ A1

1:200

Date

07.10.21

Project No.

Status

-

Drawing Status

EXISTING
Scale @ A3

1:100

Drawing No.

ST-PR-04-104

4677

Key Plan

NoteRev. Date Approved

Revisions

Revision

-

GENERAL NOTES:

Do not scale from this drawing.

Check drawing on receipt and immediately

report any discrepancies to the Architect.
Verify all dimensions and levels

on site prior to construction.

The contents of this drawing are

Stiff + Trevillion Architects Ltd copyright

and shall not be re-used without their written permission.

21 Bloomsbury Street

+23.875

SSL L-LG

+27.425

SSL L-00

+31.615

SSL L-01

+35.115

SSL L-02

+38.615

SSL L-03

+42.115

SSL L-04

+45.615

SSL L-05

+49.180

SSL L-06

+52.183

SSL L-07

+55.008

SSL RL

+50.080

+24.000 AOD

FFL Level LG

+27.550 AOD

FFL Level 00

+38.740 AOD

FFL Level 03

+42.240 AOD

FFL Level 04

+45.740 AOD

FFL Level 05

+49.280 AOD

FFL Level 06

+52.508 AOD

FFL Level 07

+55.308 AOD

FFL Roof

+35.240 AOD

FFL Level 02

+31.740 AOD

FFL Level 01

Section AA, Proposed
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3.9 Overlooking Study to East - Section C

 + Proposed terrace
 + Proposed office space at L06
 + Proposed visual amenity planting to both sides 

of 2m high metal panelling  (accessible for 
maintenance/fire escape only)

 + Bedford Court Mansions
 + Proposed brise soleil 

 + Building distance is approx. 3.1M at L06 / 5M at 
L07

 + New metal panelling with trough planter at 2m 
high at L06 obscures views to Bedford Court 
Mansions and soften the landscaped views

 + New planters at L07 obscure views to Bedford 
Court Mansions

 

Proposed Section CC

C

C

1

5

2

4

3

2

3

4

5

1

View from existing roof level (L06) towards Bedford Court Mansions

3.0
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Example images of proposed improved outlook at L06 from Bedford Court Mansions
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Section AA, Proposed
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3.10 Overlooking Study to East - Section D

 + Proposed terrace
 + Proposed office space at L06
 + Proposed visual amenity with 2m high metal 

panelling (accessible for maintenance/fire 
escape only)

 + Bedford Court Mansions
 + Proposed planting screen 

 + Building distance is over 3.5 / 5.7M
 + New metal panelling with trough planter at 2m 

high at L06 obscures views to Bedford Court 
Mansions and soften the landscaped views

 

Proposed Section DD

View from existing roof level (L06) towards Bedford Court 
Mansions

1

2
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Example images of proposed improved 
outlook at L06 from Bedford Court 
Mansions

6th floor view with flank wall and obscured 
windows
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3.11 Sensitive Views Study- Bedford Square

Existing key views from Bedford Square show adhoc and 
unsightly plant structures above the ridge line in of 21 
Bloomsbury Street. 

The proposed scheme shows a verified view with a 
much cleaner roof line and no plant visible.

The amenity spaces are located away from the edges 
to prevent any overlooking from tenants therefore 
improving on the existing views currently.

We have taken into consideration the sensitive views 
from significant angles in the Bloomsbury Area, also 
shown on pg 30.

We have included additional candidate view studies 
attached in the appendix in section 7.0. 

Existing view from Montague Place at Bedford Square 

Existing Roof outline

 Proposed view from Montague Place at Bedford Square 

Proposed view from 16 Bedford Square Existing View from 16 Bedford Square 1

1

1

2

2

2
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21 Bloomsbury Street, London WC1B Candidate Viewpoint Study July 202214

4.2 Montague Place at Bedford Square [70mm]

Camera Location
National Grid Reference 529871.9E 181753.7N 
Camera height 28.85m AOD 
Looking at Centre of Site  
Bearing 157.5°, distance 0.2km

Photography Details
Height of camera 1.60m above ground 
Date of photograph 30/01/2022 
Time of photograph 14:31 
NIKON Z 7 DSLR 
Lens 70mm

Existing

47
87

_1
45

1

21 Bloomsbury Street, London WC1B Candidate Viewpoint Study July 202218

7.1 16 Bedford Square [70mm]

Camera Location
National Grid Reference 529822.6E 181717.8N 
Camera height 28.84m AOD 
Looking at Centre of Site  
Bearing 138.5°, distance 0.2km

Photography Details
Height of camera 1.60m above ground 
Date of photograph 02/02/2022 
Time of photograph 14:46 
NIKON Z 7 DSLR 
Lens 70mm
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4.2 Montague Place at Bedford Square [70mm]
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7.1 16 Bedford Square [70mm]
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