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1. INTRODUCTION 

 

This Statement of Community Involvement (SCI) has been prepared by London Communications 

Agency (LCA) on behalf of Covent Garden Investment S.A.R.L (who will hence forth be known as ‘the 

Applicants’).  

  

The SCI forms part of the material supporting the planning application for the proposed remodelling, 

refurbishment and extension of 182-184 High Holborn (Arab Press House) to create a modern 

workplace with attractive retail at ground floor level and the potential to improve the public realm. (‘the 

Proposed Development’). 

 

 

This application seeks planning permission for the remodelling and refurbishment works, which will 

involve the removal of the existing glass cladding and replacing it with a brickwork façade as well as 

creating a new active frontage and increasing the office space on offer.  

 

This SCI demonstrates that a thorough approach has been taken to consultation, offering 

opportunities for local stakeholders and communities to see and comment on the plans and, where 

possible, reflecting comments in the final designs. 

 

This SCI summarises the context of consultation around the proposals for the site on High Holborn; 

outlines the consultation strategy, activities and engagement with stakeholders; and notes the 

feedback received and the Applicants’ response to this feedback, ahead of submission. 

 

It is in accordance with the London Borough of Camden’s own Revised Statement of Community 

Involvement in Planning (2016) and also reflects the principles for consultation in the Localism Act 

(November 2011) and in the National Planning Policy Framework (March 2012).  

 

The Applicants have fully considered the comments received and as a result of the consultation 

process and a series of meetings with officers at the London Borough of Camden, a number of 

changes have been made to the Proposed Development prior to submission. These are detailed in 

Section 7. 
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2. EXECUTIVE SUMMARY 

 

The Applicants have invested time and resource into pre-application consultation on the proposals for 

the Proposed Development, in order to keep local stakeholders and communities up to date during the 

design development and to hear their views.  

 

2.1 Context  

 

The site, situated at the western end of High Holborn and Smart’s Place, is a lesser known Richard 

Seifert building constructed in 1985. Its location means that it is well situated close to nearby transport 

links, including Holborn and Tottenham Court Road underground stations, the forthcoming Crossrail 

station and a multitude of bus routes.  

 

Given this central location, The Applicants agreed that the remodelled building should continue its 

function of providing office accommodation, which is much needed in the area. In order to effectively 

serve this purpose the Proposed Development would feature more efficient and high-quality office 

space to meet modern standards and a flexible retail offer at ground floor level.  

 

The site does not fall in a conservation area but is flanked by Bloomsbury and Seven Dials 

conservation areas and adjoins 181 High Holborn, a ‘non-designated heritage asset’. Through 

removing the existing cladding and replacing it with one that incorporates elements of both 

conservation areas, the Proposed Development seeks to be more responsive to its surroundings.   

 

The Applicants have appointed locally-based architects SPPARC to lead on the design for the 

Proposed Development. As a local firm it is well placed to understand the surrounding built 

environment and has used this knowledge to inform its design.  

 

The resulting planning application proposes to create the following: 

 

 A replacement brickwork façade, incorporating elements of the surrounding conservation 

areas, in place of the out-dated and low quality reflective glasswork cladding 

 

 A new active frontage at ground level on Smart’s Place for use as a café or retail facility 

 

 Increased office space for a range of different sized businesses with more acceptable floor to 

ceiling heights by modern standards and upgraded facilities 

 

2.2 Consultation 

 

Over the course of the pre-application consultation period the project team organised, publicised and 

staffed a two day public exhibition at two separate locations: the Green Room at Dragon Hall, in 

Stukeley Street, and the Upper Vestry Hall at St George’s Church, in Bloomsbury Way.  

 

The locations were chosen because of their close proximity to the site as well as for their accessibility 

and nearby transport connections. The dates for the exhibition were strategically chosen so that it took 

place before the official beginning of London Borough of Camden’s school summer holidays (20 July), 

when many local residents would have been on holiday and unable to attend. 

 

Fourteen exhibition panels were displayed which contained details of the site and provided an 

overview of the proposals.  Comments cards and a comments box were available, enabling people to 
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leave feedback on the proposals. Feedback could also be sent via email or phone or submitted 

through the consultation website – http://www.182-184highholborn.co.uk/ 

 

This exhibition was widely promoted locally through a variety of channels including: 

 

 Personally addressed letters to key councillors, residents and business groups (Appendix A). 

 

 Flyers to local residents – 3,760 flyers (Appendix B) were distributed to homes and businesses 

within the vicinity of the site. 

 

 Advertising in local press – a newspaper advert for the public exhibition was placed in the two 

most highly circulated local publications, Camden New Journal (circulation 40,716) and West End 

Extra (10,950), on the 14 and 15 July, respectively.  

 

The exhibition materials were also available on the consultation website to allow anyone who was not 

able to attend the exhibition to review them and comment on the proposals.  

 

2.3 Feedback  

 

Overall 26 people attended the exhibition across the two days. Of these, the majority of attendees 

were local residents. 

 

Whilst the public exhibition was well-publicised to over 3,700 households and businesses in the local 

area, the turnout at the exhibition itself was perhaps an indication that the Applicant’s proposals were 

felt to be uncontroversial locally.  

 

Although not all attendees chose to leave feedback, the experience of those staffing the exhibition was 

that most visitors were supportive of the proposals, welcoming the unsightly and out-dated site being 

made into a feature of the area. There was also recognition that the development would bring wider 

benefits to the area, including by improving the passage between Bloomsbury and Covent Garden and 

activating Smart’s Place.   

 

It is important to note that where feedback suggest improvements in the design The Applicant made 

every possible effort to respond appropriately. Crucially, this resulted in significant alternations to the 

proposals, including: 

  

 The removal of the eighth floor; 

 A reduction in the plant size; 

 And, a revision of the first floor design treatment  

 

An analysis of feedback is set out in Section 6 and the response to it in Section 7.  
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3. CONSULTATION  OBJECTIVES  

 

The objectives of the consultation are set out below: 

 

 To engage local people and a wide range of stakeholders to see and comment on the proposals; 

 

 To conduct a comprehensive consultation, engaging with local politicians, local groups, 

stakeholders and residents; 

 

 To explain the aims behind the proposals and how they would benefit the area; 

 

 To provide a variety of opportunities for people to express their views through various 

communications channels, public exhibition, comments cards and email and phone; 

 

 To ensure the Applicants and senior consultants have engaged directly with local communities, 

reflecting the team’s commitment to consultation and understanding people’s views; 

 

 To understand the issues of importance to stakeholders before submission of the application so 

that these can be addressed where possible in the plans; 

 

 To incorporate comments where possible into the plans and to respond to all comments received; 

 

 To work closely with the London Borough of Camden to ensure key officers and councillors are 

aware of the proposed development, key consultation activities and outcomes. 

 

A consultation strategy was implemented to meet these objectives. 
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4. CONSULTATION  STRATEGY  

 

In line with the consultation objectives, the overall consultation strategy was as follows:  

 

 A public consultation process from June-August 2016: 

 Beginning July - Meetings were offered to key stakeholders and local political figures, who 

were also notified of the upcoming consultation 

 Mid July - A public exhibition, presenting proposals to public, and collating feedback. 

 August - Feedback analysis from the consultation and updating designs / the proposals. 

 

 Staffed a public exhibition over consecutive days in close proximity to the proposed 

development site: 

 Tuesday 19 July  – 4.00pm to 8.00pm, Upper Vestry Hall in St George’s Church  

 Wednesday 20 July – 4.00pm to 8.00pm , Green Room in Dragon Hall 

 

 Effective promotion of the exhibition: 

 Newspaper advert placed in the two local papers with the highest circulations, the Camden 

New Journal (circulation 40,716) and West End Extra (10,950), on the 14 and 15 July, 

respectively. 

 Letters to key stakeholders, residents’ groups and local politicians, including:  

- Seven Dials Trust 

- Bloomsbury Association 

- Covent Garden Community Association (CGCA) 

- Bloomsbury Conservation Area Advisory Committee (BCAAC) 

- New West End Company 

- InMidtown 

- Soho Society 

- South Bloomsbury Tenants’ and Residents’ Association 

- Holborn and Covent Garden ward councillors. 

 

 Flyer drop to 3,760 homes and businesses within the vicinity of the site. 

 

 Producing consultation materials: 

 A promotional flyer / advert. 

 Exhibition materials – exhibition panels and a model of the proposals. 

 A comments card. 

 Website and online feedback form. 

 

 Producing a dedicated website – www.182-184HighHolborn.co.uk - and including detailed 

information about the current consultation online, including: 

 Exhibition materials. 

 Online feedback from. 

 Continuous updates to content during the consultation phase. 

 

 Soliciting feedback via: 

 A comments card. 

 An email address. 

 An online comments form. 
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 Verbal feedback to project team. 

 A dedicated Freephone line  

 

 Responding to feedback: 

 Written responses to questions and concerns raised during the consultation. 

 

 

5. CONSULTATION ACTIVITY  

 

This section summarises the activities undertaken during the pre-application consultation. 

 

5.1 Keeping stakeholders and the community informed and involved 

 

During this consultation, all key local and political stakeholders were kept well informed, through a 

programme of engagement. 

 

The Applicant wrote to key stakeholders, tenants, neighbouring residents and local political 

stakeholders well in advance (2 weeks ahead) of the public consultation, updating them on the plans 

and inviting them to see the proposals and discuss them with the project team. This was in addition to 

the extensive flyer drop to the wider consultation area. 

 

A list of stakeholders invited to engage with the Applicant during the consultation process is provided 

below: 

 

Holborn and Covent Garden Ward councillors: 

 Cllr Sue Vincent 

 Cllr Julian Fulbrook 

 Cllr Awale Olad 

 

Local amenity groups: 

 Seven Dials Trust 

 Bloomsbury Association 

 Covent Garden Community Association (CGCA) 

 Bloomsbury Conservation Area Advisory Committee (BCAAC) 

 New West End Company 

 InMidtown 

 Soho Society 

 South Bloomsbury Tenants’ and Residents’ Association 

 

The groups listed above were written to and provided with a brief overview of the proposals for the site 

and information about the public exhibition. The letters also included an offer of a briefing during the 

exhibition, to discuss the plans in more detail and hear their views so that these could be fed into the 

design process. 

 

During the consultation phase, the Applicant carried out meeting with officers from the local authority 

on the following dates: 

 

 1 March 

 23 March 

 11 July 
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 18 August 

 
5.2 Public exhibition 

 

Over the course of the pre-application consultation period the project team organised, publicised and 

staffed a two day public exhibition in the local area. This exhibition presented the proposals using 

fourteen large-scale exhibition boards and invited feedback, in both verbal and written form from 

attendees.   

 

The objectives of the exhibition were: 

 

 to show indicative proposals to local residents, businesses and other stakeholders; 

 to capture comments and feedback during the design process. 

 

Across the two days a total of 26 people attended the public exhibition. These included 

representatives of: 

 The Covent Garden Community Association (CGCA) 

 South Bloomsbury Tenants’ and Residents’ Association 

 InMidtown Business Improvement District 

 Residents of nearby Bury Place, Galen Place and St Giles High Street 

 

The vast majority of those who attended the exhibition were local residents, representatives of local 

community groups and representatives and / or employees of local businesses. The public exhibition 

was well-publicised to over 3,700 households and businesses in the local area. 
 

The location for the public exhibition, the Green Room in Dragon Hall and the Upper Vestry Hall at St 

George’s Church, were chosen because of their close proximity to the site as well as for their 

accessibility and nearby transport connections. The dates for the exhibition were strategically chosen 

so that it fell before the official beginning of London Borough of Camden’s school summer holidays (20 

July 2016), when many local residents would have been on holiday and unable to attend: 

 

 Wednesday 13 July  – 4.00pm to 8.00pm  

 Saturday 16 July – 9.00am to 2.00pm  

 

A staffing rota was developed to ensure that the exhibition was staffed by key members of the project 

team involved in the design development.  This included senior project representatives from architect 

SPARCC and planning consultant Gerald Eve, and from Morgan Capital.  

 

Having a range of project team members from multiple disciplines at the exhibition ensured that 

specific questions about the proposals could be addressed directly at the events. 

 

 

5.3 Promoting the consultation  

 

A number of methods were employed to promote the exhibition: 

 

 Personally addressed letters to key councillors, local stakeholders, resident and business 

groups (Appendix A). 

 

 Flyers to local residents and businesses – 3,760 flyers (Appendix B) were distributed to 

homes and businesses within the vicinity of the site. 
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 Advertising in local press – a newspaper advert for the public exhibition was placed in the two 

most highly circulated local publications, Camden New Journal (circulation 40,716) and West End 

Extra (10,950), on the 14 and 15 July, respectively.  

 

 Website – a dedicated website www.182-184HighHolborn.co.uk – was set up and included details 

of the consultation. 

 
 

5.4 Boards & messaging 

 

The exhibition content was designed to be informative, engaging and to explain clearly the context for 

the proposals.  

 

A suite of fourteen exhibition boards were produced for the public exhibition. The large display boards 

were written in clear and concise English and made good use of photography, maps and diagrams 

and computer generated illustrations to explain the proposals. Once the exhibition had started, the 

information displayed on exhibition boards was made available to view on the consultation website – 

www.182-184HighHolborn.co.uk 

 

A staffing rota was created to ensure that each exhibition date was staffed by representatives of the 

project team at all times. This rota was made up of people from the following organisations: 

 

 Morgan Capital (Development Managers) 

 SPARCC architects (architect) 

 Gerald Eve (planning consultant) 

 London Communications Agency (community engagement consultant) 

 

The public exhibition boards can be viewed in full in Appendix F and a summary of the content is set 

out below. 

 

BOARD TITLE CONTENT 

1 Welcome   Sets out the format and purpose of the exhibition 

 Introduces The Applicants and the architects, SPARCC, 

for the project 

2 An area under 

transition 

 Provides a historical overview of the area and how this 

knowledge was used to inform the design 

 Lists the specific architectural reference points the 

architects used to create their design. These were 

informed by the strong appreciation the architects have 

for the area as a local firm 

3 Site Context  Helps attendees orientate themselves around the site by 

making use of ordinance survey maps with a red outline 

of the site 

 Provides a high angle shot of the site, highlighted in red, 

showing the architectural styles that surround the 

building 

4 The existing 

building 

 Gives a brief history of the building as well as the 

elements that have become outdated  

5 Testing the options  Describes the process of assessing the appropriate 

http://www.182-184highholborn.co.uk/
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massing for the building 

 Details how stepping has been used to reduce the 

impact of building on High Holborn and Smart’s Place 

6 Concept and vision  Provides details of the work proposed to be done to the 

outside of the building, including removing the cladding 

and creating a new façade 

 Describes that architectural expression used within the 

new design 

7 Design Evolution  Shows the design progression of the building, from the 

earliest conception to the one on display 

 Provides a clear, low detail CGI of the building to 

highlight massing 

8 Proposed designs  Image of two low detail CGIs to show its massing from 

above and looking west from High Holborn 

9 The scheme  High quality render of the design, brickwork detailing, 

active frontage and green brick colouring looking west 

from High Holborn 

10 The scheme  High quality render of the design, brickwork detailing, 

active frontage and green brick colouring looking east 

from High Holborn 

11 Typical floorplates  Outline plan of new floorplate, demonstrating the 

improvements made and the benefits it will have on the 

building’s future occupiers 

12 Public realm  Highlights how the improvements to Smart’s Place will 

help to open up a new pedestrian route from Covent 

Garden through to Bloomsbury and the British Museum 

 Provides examples of similar schemes which have 

provided significant public realm improvements 

13 Construction  Outlines the proposed timeline for construction and how 

it was formed with consideration to other development 

works in the area 

 Informs readers of the Applicants’ intention to work with 

London Borough of Camden’s Environmental Health 

Officers and Highways representatives, as well as local 

community groups, to reduce the impact of construction 

on surrounding roads  

14 What happens next  Provides details of the feedback mechanisms attendees 

could use to give their comments on the proposals 

 Informs readers again of The Applicants’ intentions to 

meet with local groups to discuss the proposals 

 

 
5.5 Feedback mechanisms 

 

To encourage as many people as possible to respond to the consultation, the Applicants provided a 

number of channels by which people could review and comment on the scheme proposals. These 

included: 

 

 Comments form (Appendix H); 

 Dedicated consultation email address; (182-184HighHolborn@lononcommunications.co.uk)  

 Dedicated webpage – with online comments portal clearly marked;  
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(www.182-184HighHolborn.co.uk)  

 Free phone number to leave a message for a member of the project team (0800 307 7554).  

 Verbal feedback to members of the project team staffing the event, including representatives from 

the Morgan Capital, SPPARC architects, Gerald Eve and London Communications Agency.  

 

The team has sought to record verbal feedback received over the course of the consultation 

particularly from conversations with those who visited the public exhibitions. This feedback has been 

recorded anecdotally and on a note-taking basis and has been reflected in Section 6 below on 

responses received. 
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6. SUMMARY OF FEEDBACK  

 

A comments form was designed for the exhibition (See Appendix H), and attendees were encouraged 

to complete it and give their feedback on the proposed development. No specific questions were 

posed on this form, instead a free text box provided space for open feedback.  

 

An email address and an online form were set up to enable people to provide feedback at a later 

stage. 

 

Overall 26 people attended the exhibition across the two days. Of these, the majority of attendees 

were representatives of local businesses, local residents and representatives of the main stakeholder 

groups. The turnout at the exhibition itself was perhaps an indication that the Applicant’s proposals 

were felt to be uncontroversial by the majority in the local community  

 

In total five people chose to leave feedback at the exhibition and a further comment, from the 

Bloomsbury Association, was received at a later date. In total comments were split equally between 

those that were positive, neutral and negative in nature - two comments for of each sentiment.  

 

The experience of those staffing the exhibition was that the large majority of visitors were supportive of 

the proposals and recognised that the development would bring benefit to the area; in particular 

through removing the unsightly cladding of the building and improving Smart’s Place.  

 

The tables below set out the broad themes that emerged from the comments that were received. 

 

6.1 Positive comments 

 

Comment raised 
Number of comment cards 
that featured this comment 

General support 2  

Pleased to see extra office space 1  

Pleased to see entrance moved to smarts place 1 

Good design that compliments area 1  

Good use of glazing and materials 1 

Helpful staff at exhibition 1  

Do not mind the additional stories 1  

Like approach to lighter brick facade 1 

 

Comments were submitted through one of the three feedback mechanisms - comment forms, email 

submissions and the online form on the project website – and included:   

 

“Great scheme that will enhance and improve the current site. Additional office stock and A1 / A3 

function at ground level will support the demand levels + needs of the local community. Interesting 

design that compliments the surrounding buildings + good use of glazing and materials to add to 

the character of the economic development of the area”  

 

“I don't mind the extra 2 stories on the structure (plus I understand 1 floor at the back for services). 

I prefer the lighter colour brick texture for the façade and I like the 'pocketed' recessed effect in 

Smart's Place. I think moving the entrance into Smart's Place is a good idea which should brighten 

this existing dark space.”  
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“Context analysis is poor, building height is unconvincing and the hint at architectural expression 
encouraging.” 
 

“Useful display boards and communicative and helpful staff on hand. My chief concern is that this 

project should not exacerbate the traffic congestion in the area. We have been plagued by constant 

traffic jams caused by building works which have seriously affected the quality of life of local 

residents.” 

 

“Too high. Too big in scale in comparison to the post office. The top floor horizontal slab of glass is 

far too big + blank. The vertical ribs above the ground floor retail do not relate to anything visual in 

the area - they are also too dark in juxtaposition with the light details on the post office. If you are 

willing to lower the heights towards Stukeley St - why not lower the height in relation to the post 

office? Less of human scale in the area!” 

 

6.2 Comments for further consideration 

 

There were some issues raised by respondents, all of which were passed on to the relevant member 

of the project team for further consideration. The response to these comments is given below in 

Section 7.  

 

Comment raised  
 

Number of comment cards that 
featured this comment 
 

Concerns over height of building 2 

Disagree with approach to contextual analysis and how the 
design responds to the surround built environment 

1 

‘Dark ribs’ above lower floor do not respond to the area 1 

Concerns over construction traffic 2 

Disappointed that community were not engaged ahead of 
second pre-application discussions  

1 

Lack of information at consultation 1 

Question need for route linking Bloomsbury and Covent 
Garden 

1 

Concern about servicing arrangements being conducted on 
public roads 

1 

Question need for café and retail facilities 1 

 

Crucially, The Applicant’s commitment to respond to the feedback received during its engagement 

activities resulted in significant alternations to the proposals; a full list of which is given in Section 7.  
 

6.3 Verbal Feedback 

 

In addition to the written the project team also sought to make note of its conversations with attendees 

of the public exhibition. The majority of these conversations were productive and helped to provide 

colour and extra detail to the materials on display. This feedback is summarised below: 

 

 General feedback from those attending the exhibition was positive, with the majority of attendees 

welcoming the remodelling of an unsightly building 

 Attendees recognised the importance of providing a link between Covent Garden and 

Bloomsbury 
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 Attendees also recognised the importance of making a destination of Smart’s Place including 

through creating new paving and by relocating the building’s entrance  

 There was concern that the height of the building may detract from other buildings along High 

Holborn 

 

7. APPLICANT’S RESPONSE TO FEEDBACK 

 
The table below outlines some of the issues raised by local stakeholders throughout the consultation 
process and the Applicant’s response. 
 

General Concern 
 

How The Applicant responded 
 

Concerns over height of the 
building 

The height of the proposed building was identified as a point 
of concern both by local residents, via written and verbal 
feedback, and from London Borough of Camden Officers. 
 
As a result the Applicant made the significant decision to 
remove the entire 8

th
 floor.  

 

Concerns over mass of the 
building 

In order to decrease the building’s total mass, a decision was 
also taken to excavate further the basement level and provide 
additional plant space. This has meant that the size of the 
plant on the seventh floor, and its impact, can be reduced. 
 

Disagreement with approach to 
contextual analysis and how the 
design responds to the surround 
built environment 

Feedback suggested that the proposed building design did not 
respond thoroughly enough to the surrounding architectural 
context of the area. In particular one comment noted that the 
‘dark ribs’ above lower floor do not feature on other nearby 
buildings.  
 
To resolve this issue the first floor elevation treatment has 
been revised, reducing the length of these ‘ribs’ (or vertical 
columns). 
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8. CONCLUSION 

 

The Applicants and project team have taken a thorough approach to consultation with local 

stakeholders and communities to support the planning application for the Proposed Development.  

This engagement has been focused around a public exhibition held over two days in July 2016.   

 

Crucially, The Applicant’s commitment to respond to the feedback received during its engagement 

activities resulted in significant alternations to the proposals, including: 

  

 The removal of the eighth floor; 

 a reduction in the plant size; 

 a revision of the first floor design treatment  

 

The Applicant has also consulted with relevant statutory authorities including March and August 2016. 

 

The consultation process has succeeded in developing meaningful engagement with the local 

community and given local residents, businesses, community groups and political stakeholders the 

opportunity to contribute to the submitted scheme. 

 

The consultation programme has been designed to allow as many people as possible to have a 

number of opportunities to express their views directly to the Applicants, to have them properly 

recorded and to fully engage with and influence the design process.   

 

During the phases of activity, a number of different mechanisms have been used to engage with local 

communities including personalised letters, offers of meetings, a public exhibitions over a number of 

days, comments cards, a dedicated website and a contact email address. 

 

26 local residents have directly taken part in the consultation by attending the consultation events that 

the Applicant has organised. In addition many more have visited the consultation website. 

 

Over 3,700 local residents have been directly contacted by the Applicant and invited to take part in the 

consultation. The overall outcome from the consultation has been productive.  

 

Through the consultation the thoughts and views of the local community and key stakeholder groups 

have been communicated directly to the project team and fed into the design process, details of how 

the proposals have evolved are captured in the Design and Access Statement as well as Section 7 

above.  

 

The Applicant is committed to ongoing consultation with the local community and will continue to 

engage with local stakeholders, businesses, residents and other interested parties. The consultation 

website will be updated with news as the project develops. 
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9. APPENDICES 

 

A. Example of email to key stakeholders 
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B. Flyer for local residents promoting public exhibitions  
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C. Distribution map for exhibition flyer 
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D. Local press advert  
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[Advert in West End Extra, 15 July 2016] 
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[Advert in Camden New Journal, 14 July 2016] 
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E. Consultation website  
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F. Public exhibition panels 
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G. Comments card  
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H. Exhibition photos  

 

 

 

 
 
 


