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1.0	 Introduction 
1.1	 Introduction

This Section 73 document has been prepared on 
behalf of the Applicant/Appellant, following the recent 
appeal consent for the Scheme at 50 Clarendon Road, 
Watford by the local planning Authority, Watford 
Borough Council.

Following approval for this scheme, this Section 73 of 
the 1990 Act document has been prepared to provide 
an explanation of the proposed changes to the recently 
consented scheme. 
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1.0	 Introduction
1.2	 History of the Scheme

Corstorphine & Wright were appointed to provide 
architectural services in relation to the planning 
application for the redevelopment of land identified 
as the former TK Maxx building at 50 Clarendon Road, 
Watford, with assigned planning application reference 
number 22/00484/FULM.

The application submitted sought full planning 
permission for the Demolition of the former office 
building and associated multi-storey car parking and 
redevelopment of the site to provide 247 Build to 
Rent dwellings (Use Class C3) and 4798sqm Class E 
floorspace in buildings ranging from 5 to 23 storeys, 
together with car and cycle parking, hard and soft 
landscaping, amenity space and other associated 
infrastructure and works.

The site has had the benefit of a previous consent ref 
17/01433/FULM for the full redevelopment of the site to 
provide 100 dwellings (Use Class C3) and 5945 sqm GIA 
of Grade A office floorspace with associated car parking 
and landscaping.

The existing consent established the principles of 
height, massing and site allocation that have been 
largely adopted for the appeal scheme. Where the 
consented scheme lacked a cohesive coordinated 
approach to the design of the building, we have sought 
to rationalise the design approach to appeal to a 
Build to Rent market providing outstanding residential 
accommodation, whilst delivering office space that 
would ensure that there is no net loss of office space 
on the site maintaining the prime office location and 
employment area.

Overall, the majority of the changes that have been 
made since the appeal have been for the residents’ 
safety and emerging legislation. 

The addition of another stair core, lobbies, additional 
smoke shafts and the resizing of these are to follow the 
current guidance of BS 9991 for tall buildings. These 
have been co-ordinated with the Fire Engineers on this 
project coupled with a technical note submitted as part 
of this Application.
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2.0	 Internal Design
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2.2	 Amendment Comparison
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The consented Appeal scheme GA plans contain the M4(3) apartments and the updated landscaping that were not 
included in the original Planning Application.

The upper revision cloud highlights the adjusted dimensions of the 13 person lifts, the addition of a smoke shaft for 
the lift lobby and the re-configuration of the risers to optimise the smoke shaft at higher levels.

The lower revision cloud highlights the addition of a smoke shaft for the office core lobby.
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2.2	 Amendment Comparison

Level 1
1:500 at A3

71.1 m²
765.0 ft²

2B4P

50.1 m²
539.3 ft²

1B2P

72.2 m²
777.7 ft²

2B4P

66.3 m²
713.5 ft²

2B3P

52.9 m²
569.6 ft²

1B2P M4(3)

44.0 m²
473.7 ft²

1B1P

50.9 m²
547.8 ft²

1B2P

42.1 m²
453.6 ft²

1B1P

64.4 m²
693.3 ft²

2B3P

51.5 m²
553.9 ft²

1B2P

50.5 m²
543.1 ft²

1B2P

RISER

REFUGE

51.9 m²
558.1 ft²

1B2P

54.3 m²
584.5 ft²

1B2P M4(3)

49.6 m²
533.8 ft²

1B1P
50.6 m²
544.4 ft²

1B2P

24.3 m²
261.9 ft²

DUPLEX
24.4 m²
262.3 ft²

DUPLEX
24.4 m²
262.3 ft²

DUPLEX
24.4 m²
262.3 ft²

DUPLEX
24.4 m²
262.3 ft²

DUPLEX
24.4 m²
262.3 ft²

DUPLEX
24.4 m²
262.3 ft²

DUPLEX

75.7 m²
814.9 ft²

2B4P

OFFICE
703.1m2

7568.1ft2

44.4 m²
477.8 ft²

1B1P

RISER

R
EF

UG
E

R
IS

ER

53.2 m²
572.2 ft²

1B2P

0.8 m²
Riser

0.8 m²
SS

1.1 m²
SS

0.9 m²
SS

0.9 m²
SS

0.5 m²
SS

0.5 m²
SS

0.8 m²
SS

0.8 m²
SS

0.5 m²
SS

0.4 m²
SS

Riser

1.1 1.2 1.3 1.4 1.5 1.8 1.9 1.10

1.61.7

1.11

1.12

1.13

1.14

1.15

1.16

1.17

1.18

1.19

1.20

1.21

1.22

1.23

1.24

1.25

0.8 m²
SS

0.9 m²
SS

Birmingham Studio
Alpha Building, Suffolk Street Queensway, Birmingham, B1 1TT
0121 737 8350

corstorphine-wright.comDrawing Title

Client:

Project:

The copyright of this drawing is vested with Corstorphine & Wright Ltd and must not be copied or reproduced 
without the consent of the company. PLANNING

Drawing Status

A1

Drawing No.

Drawn Checked Paper Size Scale Date

Revision

Description Date
1 : 200

TK Maxx, Watford

SKYBRIDGE

PROPOSED LEVEL 1

VD TM DEC 2021

P1021473-CW-XX-01-DR-A-0312
0

SCALE 1:

10 20 mm

200 NOTE: Landscaping and structural information is indicative only.

N

Rev. Drawn Chk.
P01 Planning Issue 14.12.21 RKo TM
P02 Planning Issue 08.03.22 RKo TM
P03 Planning Issue 23.03.22 LF TM
P04 Planning Issue 31.03.22 LF TM
P05 Planning Issue 31.03.22 LF TM
P06 Issue for information 07.11.22 DD
P07 M4(3) apartment layouts added to GA plans 02.08.23 LF TH
P08 S73 pack issue following Fire Engineer's feedback 23.10.23 LF TM
P09 S73 revision cloud adjustments to plans 26.10.23 LF TH
P10 Amendment to stair core following further co-ordination with Fire Engineer 22.11.23 LF TM

17
to
19

PW

12

ST JOHN'S ROAD

C
LA

R
EN

D
O

N
 R

O
AD

70.1 m²
754.9 ft²

2B4P

49.8 m²
536.5 ft²

1B2P

124.1 m²
1336.1 ft²

2B4P

66.1 m²
711.9 ft²

2B3P

52.9 m²
569.8 ft²

1B2P M4(3)

44.0 m²
473.7 ft²

1B1P

51.1 m²
550.4 ft²

1B2P

42.1 m²
453.6 ft²

1B1P

64.4 m²
693.3 ft²

2B3P

51.5 m²
553.9 ft²

1B2P

50.5 m²
543.1 ft²

1B2P

SS
SS

RISER

REFUGE

51.9 m²
558.1 ft²

1B2P

54.3 m²
584.5 ft²

1B2P M4(3)

50.4 m²
542.6 ft²

1B2P
50.6 m²
544.4 ft²

1B2P

24.3 m²
261.9 ft²

DUPLEX
24.4 m²
262.3 ft²

DUPLEX
24.4 m²
262.3 ft²

DUPLEX
24.4 m²
262.3 ft²

DUPLEX
24.4 m²
262.3 ft²

DUPLEX
24.4 m²
262.3 ft²

DUPLEX
24.4 m²
262.3 ft²

DUPLEX

76.1 m²
819.1 ft²

2B4P

OFFICE
703.1m2

7568.1ft2

44.7 m²
480.7 ft²

1B1P

RISER

SS

R
EF

UG
E

R
IS

E
R

Birmingham Studio
Alpha Building, Suffolk Street Queensway, Birmingham, B1 1TT
0121 737 8350

corstorphine-wright.comDrawing Title

Client:

Project:

The copyright of this drawing is vested with Corstorphine & Wright Ltd and must not be copied or reproduced 
without the consent of the company. PLANNING

Drawing Status

A1

Drawing No.

Drawn Checked Paper Size Scale Date

Revision

Description Date
1 : 200

TK Maxx, Watford

SKYBRIDGE

PROPOSED LEVEL 1

VD TM DEC 2021

P0721473-CW-XX-01-A-0312
0

SCALE 1:

10 20 mm

200 NOTE: Landscaping and structural information is indicative only.

N

Rev. Drawn Chk.
SK-0 Issue for comment 18.10.20 RKo TM
P01 Planning Issue 14.12.21 RKo TM
SK-1 Issue for coordination 18.20.22 RKo TM
SK-2 Update - issue for co-ordination 22.02.22 RKo TM
SK-3 Issue for comment 03.03.22 RKo TM
P02 Planning Issue 08.03.22 RKo TM
P03 Planning Issue 23.03.22 LF TM
P04 Planning Issue 31.03.22 LF TM
P05 Planning Issue 31.03.22 LF TM
P06 Issue for information 07.11.22 DD
P07 M4(3) apartment layouts added to GA plans 02.08.23 LF TH

The consented Appeal scheme GA plans contain the M4(3) apartments and the updated landscaping that were not 
included in the original Planning Application.

The upper revision cloud highlights the adjusted dimensions of the 13 person lifts, the addition of a smoke shaft for 
the lift lobby and the re-configuration of the risers to optimise the smoke shaft at higher levels.

The smaller clouds to the right highlight the adjusted sizes / locations of smoke shafts and the addition of a door 
between the two circulation corridors.

The lower revision cloud highlights the addition of a smoke shaft for the office core lobby.

Appeal Scheme Section 73 - Amended Scheme
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The consented Appeal scheme GA plans contain the M4(3) apartments and the updated landscaping that were not 
included in the original Planning Application.

The upper revision cloud highlights the adjusted dimensions of the 13 person lifts, the addition of a smoke shaft for 
the lift lobby and the re-configuration of the risers to optimise the smoke shaft at higher levels.

The smaller clouds to the right highlight the adjusted sizes / locations of smoke shafts and the large cloud around 
these encompasses the duplex units that have been mirrored or swapped for the second type to allow for the smoke 
shafts to be more concealed within the units.

The lower revision cloud highlights the addition of a smoke shaft for the office core lobby.
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Appeal Scheme Section 73 - Amended Scheme

The consented Appeal scheme GA plans contain the M4(3) apartments and the updated landscaping that were not 
included in the original Planning Application.

The upper revision cloud highlights the adjusted dimensions of the 13 person lifts, the addition of a smoke shaft for 
the lift lobby and the re-configuration of the risers to optimise the smoke shaft at the residential levels to service 
the corridor.

The smaller clouds to the right highlight the adjusted sizes / locations of smoke shafts and the addition of a door 
between the two circulation corridors.

The lower revision cloud highlights the addition of a smoke shaft for the office core lobby.
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2.2	 Amendment Comparison

Level 4
1:500 at A3

54.0 m²
581.2 ft²

1B2P

52.1 m²
561.2 ft²

1B2P

REFUGE

42.1 m²
453.7 ft²

1B1P

41.1 m²
442.0 ft²

1B1P

50.6 m²
544.2 ft²

1B2P

39.9 m²
429.8 ft²

1B1P

40.8 m²
439.2 ft²

1B1P

50.1 m²
539.3 ft²

1B2P

64.6 m²
694.9 ft²

2B3P

41.8 m²
449.7 ft²

1B1P

50.9 m²
547.8 ft²

1B2P

55.5 m²
596.9 ft²

DUPLEX
54.4 m²
585.0 ft²

DUPLEX
55.4 m²
596.8 ft²

DUPLEX
55.4 m²
596.8 ft²

DUPLEX
55.4 m²
596.8 ft²

DUPLEX
54.4 m²
585.6 ft²

DUPLEX
55.4 m²
596.8 ft²

DUPLEX

OFFICE
703.1m2

7568.1ft2

78.5 m²
844.6 ft²

2B3P M4(3)

72.7 m²
782.4 ft²

2B3P M4(3)

40.1 m²
432.0 ft²

1B1P

RISER

R
EF

UG
E

R
IS

ER

0.8 m²
Riser

0.8 m²
SS

1.1 m²
SS

0.9 m²
SS

0.9 m²
SS

0.5 m²
SS

0.5 m²
SS

0.5 m²
SS

0.8 m²
SS

0.8 m²
SS

0.4 m²
SS

Riser

4.1 4.9 4.10

4.11

4.12

4.13

4.14

4.15

4.16

4.17

4.184.19

4.21

4.20

0.8 m²
SS

0.9 m²
SS

Birmingham Studio
Alpha Building, Suffolk Street Queensway, Birmingham, B1 1TT
0121 737 8350

corstorphine-wright.comDrawing Title

Client:

Project:

The copyright of this drawing is vested with Corstorphine & Wright Ltd and must not be copied or reproduced 
without the consent of the company. PLANNING

Drawing Status

A1

Drawing No.

Drawn Checked Paper Size Scale Date

Revision

Description Date
1 : 200

TK Maxx, Watford

SKYBRIDGE

PROPOSED LEVEL 4

VD TM DEC 2021

P1021473-CW-XX-04-DR-A-0315
0

SCALE 1:

10 20 mm

200 NOTE: Landscaping and structural information is indicative only.

N

Rev. Drawn Chk.
P01 Planning Issue 14.12.21 RKo TM
P02 Planning Issue 08.03.22 RKo TM
P03 Planning Issue 23.03.22 LF TM
P04 Planning Issue 31.03.22 LF TM
P05 Planning Issue 31.03.22 LF TM
P06 Issue for information 07.11.22 DD
P07 M4(3) apartment layouts added to GA plans 02.08.23 LF TH
P08 S73 pack issue following Fire Engineer's feedback 23.10.23 LF TM
P09 S73 revision cloud adjustments to plans 26.10.23 LF TH
P10 Amendment to stair core following further co-ordination with Fire Engineer 22.11.23 LF TM

54.0 m²
581.2 ft²

1B2P

53.1 m²
571.8 ft²

1B2P

REFUGE

42.1 m²
453.7 ft²

1B1P

40.6 m²
436.9 ft²

1B1P

50.6 m²
544.2 ft²

1B2P

40.0 m²
430.8 ft²

1B1P

40.8 m²
439.4 ft²

1B1P

50.1 m²
539.3 ft²

1B2P

64.6 m²
694.9 ft²

2B3P

41.1 m²
442.5 ft²

1B1P

51.1 m²
550.4 ft²

1B2P

55.5 m²
596.9 ft²

DUPLEX
55.4 m²
596.8 ft²

DUPLEX
55.4 m²
596.8 ft²

DUPLEX
55.4 m²
596.8 ft²

DUPLEX
55.4 m²
596.8 ft²

DUPLEX
55.4 m²
596.8 ft²

DUPLEX
55.4 m²
596.8 ft²

DUPLEX

OFFICE
703.1m2

7568.1ft2

78.5 m²
844.6 ft²

2B3P M4(3)

72.7 m²
782.4 ft²

2B3P M4(3)

40.1 m²
432.0 ft²

1B1P

RISER

SS

R
EF

UG
E

R
IS

E
R

Birmingham Studio
Alpha Building, Suffolk Street Queensway, Birmingham, B1 1TT
0121 737 8350

corstorphine-wright.comDrawing Title

Client:

Project:

The copyright of this drawing is vested with Corstorphine & Wright Ltd and must not be copied or reproduced 
without the consent of the company. PLANNING

Drawing Status

A1

Drawing No.

Drawn Checked Paper Size Scale Date

Revision

Description Date
1 : 200

TK Maxx, Watford

SKYBRIDGE

PROPOSED LEVEL 4

VD TM DEC 2021

P0721473-CW-XX-04-A-0315
0

SCALE 1:

10 20 mm

200 NOTE: Landscaping and structural information is indicative only.

N

Rev. Drawn Chk.
SK-0 Issue for comment 18.10.20 RKo TM
P01 Planning Issue 14.12.21 RKo TM
SK-1 Issue for coordination 18.20.22 RKo TM
SK-2 Update - issue for co-ordination 22.02.22 RKo TM
SK-3 Issue for comment 03.03.22 RKo TM
P02 Planning Issue 08.03.22 RKo TM
P03 Planning Issue 23.03.22 LF TM
P04 Planning Issue 31.03.22 LF TM
P05 Planning Issue 31.03.22 LF TM
P06 Issue for information 07.11.22 DD
P07 M4(3) apartment layouts added to GA plans 02.08.23 LF TH

Appeal Scheme Section 73 - Amended Scheme

The consented Appeal scheme GA plans contain the M4(3) apartments and the updated landscaping that were not 
included in the original Planning Application.

The upper revision cloud highlights the adjusted dimensions of the 13 person lifts, the addition of a smoke shaft for 
the lift lobby and the re-configuration of the risers to optimise the smoke shaft at higher levels.

The smaller clouds to the right highlight the adjusted sizes / locations of smoke shafts and the large cloud around 
these encompasses the duplex units that have been mirrored or swapped for the second type to allow for the smoke 
shafts to be more concealed within the units.

The lower revision cloud highlights the addition of a smoke shaft for the office core lobby.
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2.2	 Amendment Comparison
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Appeal Scheme Section 73 - Amended Scheme

The consented Appeal scheme GA plans contain the M4(3) apartments and the updated landscaping that were not 
included in the original Planning Application.

The upper revision cloud highlights the adjusted dimensions of the 13 person lifts, the addition of a smoke shaft for 
the lift lobby and the re-configuration of the risers to optimise the smoke shaft at the residential levels to service 
the corridor.

The smaller clouds to the right highlight the adjusted sizes / locations of smoke shafts resulting in the re-arrangement 
of a couple of apartments’ bathrooms, one of these smoke shafts now terminates on the roof of level 4 instead of 
continuing within an apartment to terminate at level 8 - providing more area to the dual aspect apartment at levels 
5-7.

The lower revision cloud highlights the addition of a smoke shaft for the office core lobby.
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2.2	 Amendment Comparison
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Appeal Scheme Section 73 - Amended Scheme

The consented Appeal scheme GA plans contain the M4(3) apartments and the updated landscaping that were not 
included in the original Planning Application.

The upper revision cloud highlights the adjusted dimensions of the 13 person lifts, the addition of a smoke shaft for 
the lift lobby and the re-configuration of the risers to optimise the smoke shaft at the residential levels to service 
the corridor.

The smaller clouds to the right highlight the adjusted sizes / locations of smoke shafts resulting in the improved re-
arrangement of a couple of apartments’ bathrooms, one of these smoke shafts now terminates on the roof of level 4 
instead of continuing within an apartment to terminate at level 8 - providing more area to the dual aspect apartment 
at levels 5-7.

The lower revision cloud highlights the addition of a smoke shaft for the office core lobby.
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2.2	 Amendment Comparison
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Appeal Scheme Section 73 - Amended Scheme

The consented Appeal scheme GA plans contain the M4(3) apartments and the updated landscaping that were not 
included in the original Planning Application.

The larger revision cloud highlights the adjusted dimensions of the 13 person lifts, the addition of a smoke shaft for 
the lift lobby and the re-configuration of the risers to optimise the smoke shaft at the residential levels to service the 
corridor. It also shows the re-arrangement of multiple apartments due to the additional stair core.

The smaller clouds to the right highlight the adjusted size / location of a smoke shaft, resulting in the improved re-
arrangement of a bathroom to a standard layout, this smoke shaft now terminates at an earlier level, giving back some 
area to the dual aspect apartment to the corner.
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2.2	 Amendment Comparison
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Appeal Scheme Section 73 - Amended Scheme

The consented Appeal scheme GA plans contain the M4(3) apartments and the updated landscaping that were not 
included in the original Planning Application.

The large revision cloud highlights the adjusted dimensions of the 13 person lifts, the addition of a smoke shaft for 
the lift lobby and the re-configuration of the risers to optimise the smoke shaft at the residential levels to service the 
corridor. It also shows the re-arrangement of multiple apartments due to the additional stair core.

Due to the additional stair core being located where the previous, Southern private terrace entrance was, the access 
door has been changed to a window, the private terrace has therefore been removed and the size of the shared, 
residential terrace increased to maximise the rooftop space. The smaller clouds to the right highlight the adjusted 
sizes / locations of smoke shafts as well as the addition of one to the top right hand side apartment to service the 
corridor to the terrace.
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2.2	 Amendment Comparison

Roof Level
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Appeal Scheme Section 73 - Amended Scheme

The consented Appeal scheme GA plans contain the M4(3) apartments and the updated landscaping that were not 
included in the original Planning Application.

The overrun of the stair core size to the tower has been adjusted and the latest smoke shaft locations revealed to the 
roof landscape.

The new terrace layout size to level 8 has also been updated.
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3.0	 External Design
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3.1	 Amendment Comparison
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Amendments are highlighted with a red revision cloud.

Please refer to plans.

Due to the second core being added into the tower, the 
apartments were adjusted between floors 8-22. 

Moving the walls and fixtures meant that a change 
needed to be made to the façade to ensure that a 
sufficient amount of glazing was still present within 
bedrooms and living spaces.

The façade style at Levels 8-22 was continued down 
from Ground to Level 7 for consistency and a seamless 
transition between the office and residential storeys.
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Amendments are highlighted with a red revision cloud.

Please refer to plans.

Due to the second core being added into the tower, the 
apartments were adjusted between floors 8-22. 

Moving the walls and fixtures meant that a change 
needed to be made to the highlighted section of the 
façade. To ensure that a sufficient amount of glazing 
was still present within the bedroom, the window panel 
was mirrored so that the wall is positioned behind the 
textured panel instead of the glass.
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Amendments are highlighted with a red revision cloud.

Please refer to plans.

Due to the second core being added into the tower, the 
apartments were adjusted between floors 8-22.

The revision cloud to the right highlights that one of the 
windows has been mirrored, this is so that the textured 
panel hides the smoke shaft that now services the lift 
lobby to the core on Levels 17-22.

The revision cloud to the left is positioned where 
the dual aspect 2 bedroom apartment’s layout was 
reconfigured. Walls / fixtures that were repositioned 
would have conflicted with the original positioning 
of glazing, this has been resolved by changing which 
panels are opaque or glazed in the façade.
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