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9.0 CONSERVATION AREA APPRAISAL

9.1 The Property lies within the King's Cross / St. Pancras Conservation
Area as the map highlights. The King's Cross Road / St Pancras
Conservation Area has beer known for almost two centuries as a major
gateway into central London,

9.2 By the mid-19th Century, King's Cross was the busiest goods
handling area In Britain, which reflected into its bwilding heritage.
Today, King's Cross / St. Pancras Conservation Area contains some of
the most important historic buildings and structures in the country and
has areas of great interest and variety.

9.3 The Camden Council's King's Cross / St. Pancras Conservation Area
Audit notes that:

“New development should be seen as an opportunity to preserve
or enhance the character or appearance of the Conservation
Area. New development should respect the built form and historic
context of the area, local views, existing features such as building
lines, roof lines, elevational design, and where appropriate,
architectural characteristics, detailing, profile. and materials of
adjoining buildings. Proposals should be guided by the UDP in
terms of appropriate uses.” (.58)

9.4 The King's Cross / St. Pancras Conservation Area Audit includes
guidelines for development proposals in the conservation area. With
regards to this, it states that:

"The Conservation Area includes a variely of building types, ages
and styles. Modermn development has not alwavs respected the
area’s context. Developments which are overtly modern will not be
resisted, provided they have regard to the layout, height and scale
of existing development within the Conservation Area, "What is
important is not that new buildings [in Conservation Areas] should
directly imitate earfier styles, but that they should be King's Cross
50 designed with respect for their context, as part of a larger whole
which has a well-established character and appearance of its own.”
(PPGIS, s 4.17). Regarding the setting of a listed building, PPGIS af
2.16 states: ‘Sections 16 and €66 of the [LBC] Act require authorities
considering applications for planning permission or listed burlding
consent for works which affect a listed building to have special
regard to certain matters, including the desirability of preserving
the satting of the building.” (p.53)

9.5 With regards to this, proposals outlined in the drawings and images
included as part of this Planning submission look to respect and
enhance the heritage of the listed properties and the character of the
King's Cross / St. Pancras Conservation Area.
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96 LISTED BUILDINGS IN KING'S CROSS / ST. PANCRAS
CONSERWVATION AREA

9.7 Two properties in close proximity to the Land to Rear of 159-163
Kings Cross Road are known as being listed, namely:

01. Derby Lodge, flats 1-48 (1) on Britannia Street:
02. Derby Lodge, flats 49-144 (Il)Wicklow Street: No. 75 (lI);
They fall under the following description given by Histeric England.

‘Flatted phianthropic accommodation. 1865 By the Improved
industrigl Dwellings Company founded by Sydney Waterlow, builder
Matthew Allen. Painted stucco cement treated as banded rustication
to the ground floor; the same material used on balcony-stair recesses
(treated as Tuscan pilastrade) and to window asedicules. Cast-iron
railings to balconies of authentic lattice pattern; metal filigree spandrels
to brick pier supporting balcony, metal railings to roof over recess; infilf
to ground floor for security purposes; late C20 wall treated as banded
rustication to match original,

EXTERIOR: 5 storeys. Nos 1-10 with one-window;, brick range to either
side of full-height balcony recess which is divided into two broad bays
by a brick pier with stylised capital frorm which spring filigree spandrels
to lintefs, Nos 11-36 entered off similar balcony-stair recess, the flanking
ranges to efther side, however, have two windows each, suggesting
a different plan form. Another notable difference is the small round-
arched lancet with screen-fike inset found between each pair of
windows to this section. The ground-floor windows fo block containing
uriits 1-10 are tripartite,

INTERIORS: not inspected. Forms a group with Derby Lodge (formerly
Buifdings), flats 37-102, to the south in Wickiow Street (gv). Among the

earliest surviving examples of the work of Waterfow's influential and
wrolfific (1DC,"

Key:
| site

Listed Buildings
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10.0 AMENITY ASSESSMENT

10.1 Public Amenity

The application site has good access to numerous nearby, high-guality
gardens and green spaces. They are all maintained to an excellent
condition and should provide adeguate amenity space for the users of
the proposed development,

The closest of these are listed below:

]

Argyle Sguare Garden

Described by the London Garden's Online as; ‘originally restricted
to the residents of Argyle Square and a few adfoining houses, but
it is now a public garden. Six mature London plane trees from
the eariier layout survive and it is overlooked by surviving CI9th
terraces along most of three sides. Fnclosed by reproduction cast
iron railings, it has been redesigned to incorporate a tarmac sports
pifch, children’s playground and landscaping with shrubs and
planting.’

EJ St. Pancras Gardens

Described by the London Garden's Online as being: 'laid out in
their present form in 1890-91, and have & geometric lavout with
paths, mature trees, grass and rose garden, with some monuments
remaining.’

E] Camley Street Natural Park

4,

Described by London Garden's Online as being: ‘inspired by nature:
a mosaic of meadow, marsh woodland and open-water habitat.
These habitats are r:ntensivefy managed to maintain their diverse
wildiife value and include many species of birds, bees, butterflies
and amphibians, as well as a rich variety of plants.’

Joseph Grimaldi Park

Described in Wikipedia as a park that 'extends to 0.5 hectares (1
acre) and includes a farmac ball court, children's playground and
shrub beds. Notable trees include specimens of lime, London plane
and horse chestnut.”

Regent’s Canal

Described in the Canal & River Trust as 'The canal links & diverse
cross-section of London’s attractions. From the colourful collection
of narrowboats at Little Venice basin in Maida Vale it runs on
through Regent's Park. Here it is ovaerlooked by a vast aviary -
part of London Zoo. In Camden, it passes the craft stalls and
quirky clothing shops of the famous market, a centre for London’s
alfternative culture.’
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1.0 TRANSPORT ASSESSMENT
.1 Transport Links

The application site has excellent access to nearby transport links, with
a Public Transpart Accessibility Level [PTAL] rating of 6b, the site has
the highest possible rating providing excellent accessibility (O lowest;
b highest).

11.2 Underground/National Rail

King's Cross 5t Pancras underground station is located approximately
500 metres north west of the application site and is served by Circle,
Hammersmith & City, Metropalitan, Morthern, Piccadilly and Victoria
underground lines. As such the station offers access to a large
proportion of London.

King's Cross overground station is located approximately 500 metres
north west of the site and offers access to a range of destinations
including Edinburgh, Leeds and Peterborough.

St Pancras International station is similarly located approximately 500
metres from the application site and operates services to a range of
dastinations including Brussels, Bedford and Brighton,

1.3 Bus

The nearest bus stop to the site is located aporoximately 130 metres
walk north on King's Cross Road. Bus routes 17, 45, 46, 259 and N&2
operate from this stop.

The Institution of Highways and Transportation (IHT) states that the
maximum walking distance to a bus stop should be 400 metres. With
regard to this, there are a further 7 bus stops within walking distance
of the application site.

11.4 Car Parking

There will be no impact on the existing parking arrangement. The
proposed is a car free development.

For further information please refer to Transport Statement by Motion.

Key:
o Cycle Hire Stations
e Underground Station

# Mainline train station

== Bus route (6, 16, 46, 98, 187, 332, 414)
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DESIGN PROPOSAL

SECTION TWO:

DESIGN PROPOSAL
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01 Existing Materiality
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R LONDON CENERAL OMNIBUS COMPANY LIMITED

03 No. 1-6 Field Street

12.0 EXISTING CONTEXT & MATERIALITY

12.1 The photographs adjacent highlights the varying brick tones,
raterially and brick coursing within the immediate site. The variety of
bricks and coursing gives the site a unique character, whereby there is
not ane over arching colour pallet.

Across the King's Crass area, there are many examples of contemporary
architecture and modern interventions. Immediate to thea site at No. 28
Britannia, a contemporary residential extension which is located South
East of the application site. At Mo, 1-6 Field Street a contemporary
mixed used development located to the North west of the site, The
distinctive metal facade at No. 1-6 Field Street can be appreciated from
varies vistas around the application site arsa,

Throughout the design we have been keen to reference the surrounding
brick facades while bringing a sense of lightress to the scheme by
carefully considering the glazed elements, We believe this results in
a proposed envelope that respects its surroundings while providing a
high guality interiorn

The architectural intent alse looks to incorporate large areas of
mansonary and steel framing as a reference to the site's former historic
light-industrial use.
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13.0 PRECEDENTS

131 The images to the left have served as useful precedents of
comparable projects across London.

The Newport Gallery by Caruso St John Architects, and the Blossom
Street Devalopment by Stanton Williams have served relevant
precedents for this proposal,

In all examples, the architects have managed to enhance the existing
site conditions with contemporary additions that reflect the character
of thair surroundings.

The images on the preceding page presents photographs of the site
and surrounding context, to give a sense of the scheme's materiality
and an indication of how the architectural proposal sit within King's
Cross / St. Pancras Conservation Area,
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14.0 PRE-APPLICATION ADVICE

14.1 Minutes of Pre-Application Meeting

On12.07.2016, MW-A submitted a pre-planning document to determine
the feasibility in planning terms, of the works proposed in this statement
as part of a full planning application.

MW-A  have carefully considered this pre-application advice in
preparation of this detailled planning application, where necessary the
proposal has been amended in accordance with the recommendations
contained in the minutes of the pre-applications meeting, and such
amendments have been reviewed and are summarised in this section.

1
=
& »Camden
y Planning Solutions Team
Date: 24/08/2018
Planning and Regeneration
Qir ref: 2018/3862/PRE Culture & Environment
Contact: Laura Hazelton Directorate
Direct line: 020 7974 1017 London Borough of Camden
Email: laura hazelton@camden. gov.uk 2™ Floor
5 Pancras Square
Londan
Phil Chan
66-68 Margaret Street Madae
London www.camden gov,uk/planning
WAW 85R
By email
Dear Mr Chan

Re: 159 - 163 King's Cross Road, WC1X 98BN

Thank you for submitting a pre-planning application enquiry for the above property which was
recelved on 12 July 2016 together with the required fee of £3,600.00.

1. Drawings and documents

Cover letter dated 08/07/2016 and Pre-planning docurmeant dated July 2016.

2, Proposal

Redevelopment of the property over ground floor and first floor levels, and proposad
second fioor set-back to provide additional employment floorspace, Excavation of
basement floor level 1o accommodate additional floor space; Proposed lightwells providing
daylight and ventilation to all floors

a Site description

The application site is located on the Southem side of King's Cross Road, on a ‘land-
locked" site behind a row of 3-storey terracas which front Britannia Strest and King's Cross
Road. Access onto the site Is via a mews opening between Nos.1 and 3 Britannia Street.
The site s a keyhole development which opens up to a larger piece of land to the rear. The
existing building on site Is equivalent 1o 2 stareys and construcled from yelow stock brick
and has a double pitched roof covered by corrugated shests and glazed roof lights. The
site is not visible from the public realm at sirest level, apart from 2 pair of black-painted
wooden stable doors to the Britannia Street frontage, alluding to the sile's former use as a
light industrial warehouse.

The site is surrounded by Grade Il Listed buildings at Mos. 48-144 Wicklow Street and
MNos.1-48 Britannia Street. The site’s adjacent terrace group at Nos.3-5 Britannia Street and

Nos 149-163 King's Cross Road have been identified as buildings that make a positive
contribution to the wider King's Cross Conservation Area.

Relevant planning history

2012/2648/P - the renewal of a Full Planning Application for the ‘Change of use and works
of converslon of the existing light industrial buliding (Class B1c) including extension at first
and second floor level, to provide 2 x fiexible Class B1 units at ground and first floor levels,
and 1 % seffcontained residential unit (Class C3) at second floor lavel’. Withdrawn.

2008/2840/P - Change of use and works of conversion of the existing light industrial
building (Class Bic) including extension at first and second floor level, to provide 2 x
flexible Class B1 units at ground and first floor levels, and 1 x self-contained residential unit
(Class C3) at second floor level, Granted 19/05/2009,

2005/4752/P - Change of use of the mezzanine first floor from light industrial use (Class
B1) to residential flats (Class C3) to provide 4 no. one bedroom flats including works of
conwversion compriging the installation of roof windows new windows on the southwest
elevation and the formation of a lightwell at first fioor level. Refused 11/12/2005.

2004/3488/P - Conversion of mezzanine floor from light Industrial (Class B1) to four
residential flats (4x1 bed) together with roof extension and associated alterations. Refused
2711072004,

2004/5097/P - Retention of existing B1 unit and creation of 4 no. one bedroom flats above.
Alterations al roof level including raising the existing roof profie and creation of new
windows and rooflights. Refused 04/02/2005.

9100237 - The change of use of the warehouse(B8] to light indusirial B1(C) at the rear of
Ne. 163 Kings Cross Road the retention of retail (A1) and residential upper fioors at No. 163
Kings Cross Road two shop units within the A Class Schedule at No.158/161 King's Cross
Road and unrestricled B1 use between shops and B1(C) and upper floors of Mo, 158/161
Kings Cross Road. Approved December 1991,

Relevant policies and guidance

National Planning Policy Framework 2012

The London Plan March 2016

LDF Core Strategy

C51 (Distribution of grawth)

C55 (Managing the impact of growth and development)

C58 (Promoting a successful and inclusive Camden aconomy)

€511 Promoting sustainable and efficient travel

513 Tackling climate change through prometing higher environmental standards
CS14 (Promoting high quality places and conserving our heritage)

7.

LDF Development Policies

DF13 Employment sites and premises

CP16 The transport implications of development

DP17 Walking, eyeling and public transport

DP22 Prometing sustainable design and construction

DF24 (Securing high quality design)

DPF25 (Conserving Camden’s heritage)

DP26 (Managing the impact of development on cccupiers and neighbours)
DP27 Basements and lightwells

DPF28 Moise and vibration

Camden Planning Guidance 2011/2015
CPG1 (Design)

CPG3 (Sustainahility)

CPG4 (Basements and Lightwells)

CPGS (Town centres, retail and employment)
CPGE (Amenity)

CPGT7 (Transport)

CPGE (Planning Obligations)

King's Cross St Pancras Conservation Area Statement (2003)

Site Specific constraints

* Kings Cross St Pancras Conservation Area
& Contaminated sites potential

» CIL Charging Zone A

» Central London Area

» Local Flood Risk Zone

= Strategic View Cone

»  Subterranean (groundwater) flow

» Slope stability

Proposal

The proposal consists of the following:

» The demalition of the existing building

s The change of use of the host building from Class Bie (light industrial business)
use to Class B1a (office) use/ D1 (non-residential institution) use.

» FErection of a new 3 storey building.

« Excavation of new basement floor level

* Excavation of new lightwells.

Pre-Application Response Pre-Application Response Pre-Application Response
Page 1/14 Page 2/14 Page 3/14
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« Demolition of the existing building.
+ Land use floorspace to be provided. Where appropriate, up to 50% of the additional floorspace The proposed redavelopment of the site would result in the loss of the existing B1c unit Helaht, scale and massing
» [esign (the impact of the proposal on the character and appearance of the host should be provided for housing. spread over ground and mezzanine floors, and the creation of new offices spread over ) .
building and wider Kings Cross St Pancras Conservation Area). o _ o o three floors, with a gallery (D1 useoffice (B1a use) at bassment level. The propasdls comprse. = (Mecralorey: development; 10, ieplace the exialing tea “slory
s ‘Amenity (ihe impact that the-propoesl may hiave on the amenkty:of neig - The pre-application proposal does not include residential floorspace within the warehouse building. The additional storey will not be visible from the surrounding streets
rties In t of outiook. daylight and pri development, but includes a secondary use at basement level for flexible B1/D1 use — It is acknowledged that the application site is very awkward. with only ona access point and
properes,in sl aulook:CaygLaId prvacy specifically, a galery/exhibition space. residential bulldings surrounding. The application building was previeusly used for the 4)  The overall height of the proposed development Is comparable o the previously approved
* Theimpact of the proposal on the local transport infrastructure. manufacturing of mirrors, but is used solely for storage at present. Due to the existing site scheme, with the exception of additional height at first floor level ciose to the rear of 155-
+ Waste storage/collection 1 Since our pre-app meeting you have provided additional justification as to why the site is )] constraints, It Is uniikely that continued light Industrial use would be appropriate, and the 155-157 Kings Cross Road (not included in the previous site boundary). There is a slight
* The impact of the basement excavaltion. considered unpractical for on-site housing and confirmed that the applicant would be willing change of use to offices is therefore considerad acceptable. Increase in scale and massing when compared to the previously approved scheme, as a
» Sustainability. to make payment in-iew. It is recommended that this information is included within the result of the additional first floor massing to the eastern end of the site, as well as some
submisshon of any future planning application. The proposed arrangement seems o offer an acceptable level of flexibility to provide for a additional massing at second floar level
variety of potential business users, and could be converted back 1o light industrial use in
8. Demalition of the existing building These reasons include that fact that there iz only one access route into the site (off the fulure If necessary. All floors, including the new basement floar, would benefit from The additional massing will nead to be carefully tested, to ensure that the proposed
N ) _ § . Britannia Street) which would have to be shared by office users and residential occupants. nerous fioor to celling heights Iand the proposal allows for a enerous sized internal development does not have an adverse impact on the visual amenity of nelghbouring
T g o public. views of the-bullding dusto e laction I w/anchischee  sie, ard This may raise issues in terms of everyday access/egress and emergency access. It was ioﬂs {if and wide dm,g itk leivel Sosess st proud Aoor ievel ¥ occupiers, and that the development will have a comfortable relationship with the massing
the King's Gross St Pancras Gonservation Area Statement does not describe It as making therefore felt that the inclusion of & residential unit would be incompatible with the primary of the surrounding bulldings.
a positive contribution to the conservation area. business use due to the constrained nature of the site. In addition, the site is closely The development would provide new office spaces of different sizes which benefit from Gl
The building is a typical 19" century warehouse constructed of London stock brick. It is not wlmunded:y e;:"sting residential t;uildilnga which may present issues in terms of privacy ;ccess to uuis[i.de amenity spac.ea{ Each office would be provided with an acclaptabée level Hesian
considered to feature any architectural detalls of merit or historic interest. The Councll and.overiooking of neghhoudng habitabic. moms. nanea daylghtauniighd, an ) "5_ r.onsmeraq ‘_ha“ e de\.rebopment wogd FIDALIE & 5) The proposed design approach Is considered to be of a high quality, and represents an
would not object to its demolition, subject o its replacement by a building of sultable design good standard of office accommodation. The existing mezzanine floor level s restricted in intelligent response to a very constrained site. The proposed layout, with the internal
and quality which would enhance the character and appearance of the area. sissnt] dn-halance, “hepropasdd it to:iprove: thengially. ot courtyard |s considered to be an efficient way to provide access lo individual units, while
Continued business usa on & busiivess foorsgace; andiipreve e ong tean viabileetihenic maximising light provision, The saw-taoth raof design is a distinctive feature, which will also
il te vertical glazing fo provide natural light to the office s _ It is noted that the
’ Provision of D1 floorspace nEpor gazing o p 9 pece
10. Land use Development Policy DP13 (Ernploymgnl sites and premises) states that the Councdl. will proposed developmant incorporates a farge amount of glazed areas, to provide natural light
fataln ol and oidinga:that e sciieble tor: continler: busitiees:Las;snd. Wil Maslat-a In addition to office floorspace, the proposal would introduce flexible B1a/D1 floorspace at within the building. As discussed on site, the use of louvres to mitigate overlooking issues
Mixed use change to NoN-business use uniess: basement level, specifically, as a gallerylexhibition space. is welcomed.
The Council will require a mix of uses within development where appropriate, including a a) it can be demonstrated t? the Council’s satisfaction that a site or building is no The provision of a gallery as a secondary use of the site is considered acceptable provided Limited details have been provided about the proposed materials, h it was
contribution towards the supply of housing, in order to facilitate sustainable development longer sultable for Its existing business use; and it didn't result in an overall loss of B1 flcarspace and there were no negative Impacts on discussed an site that brick is propesed to be the main building fal, as a contextual
and reduce the need to travel between homes, services and jobs (Policy DP1). In the b) there |5 evidance thet the possibiiity. of retelning, reusing or redeveloping the site or neighbouring amenity or the local transport network, response to the existing sumoundings, which is welcomed, The use of steel framing for
Central London Area where more than 200 sqm (gross) additional floorspace is provided, Buliaing for sl or Atemsive. SUsiiEss: Use Tas beeh: Ty xplared oyer.an glazed areas could also be a way of referencing the site’s former light-industrial use and
we will require up to 50% of all additional floorspace to be housing. appropriate period of ime. character.
The Council will require any secondary uses to be provided on site. Where inclusion of & 2) Where it is proposed to redevelop employment land for ancther business use, Including " Design 6) The provision of green roofs and landscaping on flat-roofed areas s welcomed, however
secondary use is appropriate for the area and cannot praciically be achieved on the site, offices, the Councll will seek to retain physical features that will enable the flexible use of The Councif's design policies are aimed at achieving the highest standard of design in al the suitabiity of terrace locations / screening options will need to be tested to ensure that
the Council may accept a confribution to the mix of uses elsewhere in the area, or the premises for a range of business purposes. The typical design features that enable developments, Including where allerations and extensions to existing bulldings are the terraces don't have an adverse impact In terms of amenity.
exceptionally, a payment-in-lieu. flexible use are: ! :
P Y, @ pay! proposed. The following considerations contained within policies CSS5, CS14 of the Core The propesed retention of the timber entrance doors to the site from Britannia Street is
If you do not have a suitable alternative site, a detailed assessment should be submitted = clear and flexible space with few supporiing colurmns; Strategy and pdmes DP24, DP25 and DP26 of the Development Policies Docurment are welcomed, maintaining a reference to the site's historic light industrial use.
demonsirating no other suitable sites within the ward {or adjoining wards) are capable of « adequate floor to ceiling heights, rele\aant to the application: development should cor!alder the principle of the extension, the
providing new residentialsecondary uses accommodation, typically by way of a change of * Wide doors/corridors, xra:;: uor: th: q;mlipr:::tl;:;:;;?:j:; TtT:ng m:;?lx;:]d meﬂ:’ém Scliscate oF
use. Should it be demonstrated to the Councils satisfaction that suitable residential = loading facilities; g g buliings, iby Impac PIOpseR: 12. Amenity
accommodation/secondary uses cannot be provided on site or that no alternative site is « large amounts of natural light; Camden's Development Policies Document Is supplemented by planning documents
available in the area, we may accept a payment in lieu of provision, directly related in scale o avallabllity of a range of unit sizes; and providing further detalled guidance, including CPG1 (Design), CPG4 (Basements and Polcy €0 Seeks 10 pIOleEL e sIerityof DAMEa festien = Iy enadnng 106 [cipact.of
and kind to the development proposed. =« space for servicing by/parking of commerclal vehicles. Lightwells) and CPGE (Amenity), as well as the Kings Cross St Pancras Conservation Area development is fully OD!‘ISIGSI'QFI. PDIIW DP26 sum this, b‘,f seeking to ensure “_"at
Statement. development protects the quality of life of occupiers and neighbours by only granting
In this instance, the developrment would result in an increase in floorspace of 517_1 sam (to permission to development that wauld not harm the amenity of neighbouring residents. This
glve a total GIA of 936.7 sqm) and would therefore trigger the requirement for residential Includes privacy/overlooking, outlook and impact on daylight and sunlight.

Pre-Application Response
Page 7/14

Pre-Application Response
Page 6/14

Pre-Application Response
Page 5/14

Pre-Application Response
Page4/14
MWA Response:

MWA Response: MWA Response:

3) Noted. This has been further explored in the Planning Statement by
Bidwells.

4) The proposed massing has been carefully considered to allow for
additional employment space. Refer to Daylight & Sunlight Analysis by
Malcolm Hollis.

1) Noted. This information is included as part of this planning application.
Refer to Planning Statement by Bidwells

2) Noted.

- Open plan layouts are provided on all floors

- Generous floor to ceiling heights of 3.)m to basement, 2.7m to ground, first
floors and second have been provided,

- The open plan layout combined with the rooflight detail and the central void,
will provide a generous amount of natural light.

- A larger lift is proposed.

5) Refer to Proposed Drawings and Design Proposal Section 2 of this report.
Material palette to reflect the site’s former light-industrial use.

6) Following Camdens post-submission advice in December 2016, terrace
areas have now been removed with exception of one terrace where one
has previously been consented in 2009, The doors are to be retained and
refurbished. Refer to Proposed Drawings.
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8
-] 10
Daylight/Sunlight
. - — short stay space per 500sgqm. Therefora 10 long stay spaces and 2 short stay spaces + The lift does not look very big so could be time consuming moving the bins.
7 Although full details have not been provided, the pre-application document states that the would be required. « What happens if the It breaks — what would the altemative arrangements
proposals would satisfy the BRE guidelines In terms of sunlight and daylight levels reaching ba?
Derby Lodgge to the south west. The council would also expect the full report to The submitted drawings show 16 cycle parking spaces which benefit from step free access, . i ; : =
demonstrate that the development did not result in & discemable decrease in daylight close to the main entrance. This which would be acceptable, provided their detailed design e
levels 1o the rear windows of properties along Kings Cross Road and Britannia Strast met Camden's parking standards (see CPG7 - Transport). The Council recommends pers P .
Outiook Sheffelt elyle stands or Josta twotler cycle parking as opposed to, verlical parking These issues would need to be addressed in any future planning application. It may be
systems which are not easily accessible. worthwhile including a separate ft for the movement of waste. A statement providing
Although the proposal includes the erection of an additional storey, and consequently a further details regarding the waste coliection strategy would also need to be provided.
larger visual addition than what currently exists, the new storey would be set back away
from the boundary with the closest residential property, Derby Lodge. This would help to Refuse collection/bin store
limit the impact on neighbouring outlook, and it is not considered to increase their sense of ) Basement
enclosure or unduly impact on their outiook, The inclusion of planted terraces (and possibly All new developments are required to provide adequale fatilities for recycling and the This davelonmmnt indiies e xcaaiion o o sile Siorey bass et e It Wk
green roofs) walild halp to soften the Impact of the development. storage and disposal of waste in accordance with Core Strategy policy C518 and CPG1. Rive & ieking F sseosliatol F1ST6a and ik pR-aication drewings sluggesl i
Overlooking CPG1 advises that when planning for waste recycling and slorage, developments should would measure approximately 4.5m deep.
ensure they accommodate: .
gy BRE guidelines and Camden Planning Guidance recommends distances of at least 18m Policy DF27 (Basements and Lightwells) provides guidance on basement proposals and
between directly overlooking neighbouring windows. Although it is acknowledged that this + adequate space (designed) for the storage of recyclables and waste, states that:
is often unachievable in a central urban location, Policy DP25 still requires messures to be = safe localion - accessible for all users and collectors and minimise nulsance to .

! ¥ ¥ ; R 3 : a basement development that does not extend beyond the footprint of the inal
taken to ensure that the privacy of residential occupants is maintained. The host buiiding occupiers and neighbours (and their amenity space) e.g. noise, abstruction, odours, i iy Lt d"eew o :orev bm":gmun fanh {appmmfg,y =
would feature windows facing residenfial windows to the rear of properties along Kings pests, etc., metres in depth) is often the most appropriate way to extend a building below
Cross Road, Britannia Street and Wicklow Street, Although the windows Include ull length » recycling and refuse collection for any waste contractor (and allow for reasonable ground;
louvres which would limit overlooking between the buidings, it is advised thal extra changes to collection services in the future]; P Suﬂicisil'ﬂ e R B i B R N
consideration Is given to the protection of neighbouring privacy when the outdoor terraces + containers should have designated storage areas; and = R lfaustain rowth of vegetation and trees (paragraph 27.9) Lt
are in use, « sensitively designedfocated, especially in conservation areasior listed buildings. g g P AT
The terrace to the rear of 1551 57 Kings Cross Road (s of particular concem as it s located
immediately adjacent to the rear closet wing windows of these properties. Since the initial Oceuplers of commercial premises are legally obliged to make an arangement with either :?a:“f:::s Rinpiog; Gunane: CRGEal poMoes iHlicd puiddtice, tn bastivntx and
pre-app document was submitted, revised drawings have been provided which decreased the Council or a licensed waste carrier for the coliection of the waste produced from the o !
the depth of the terrace and included a green roof beyond to Increase the distance between premises. In determining propasals for basement and other underground development, the Council
the terrace and neighbouring windows. In addition, the proposal includes the installation of ) will require an assessment of the scheme’s impact on drainage, flooding, groundwater
H ERElSE JTacy e el Fledie il Kaloat: e noinnE I pUvEEh seissi abe s iiap ol I::‘r::mu::? o "‘l':s::es:r:era:lgr:ea;du::l‘zl? :um::rane;ndmnm OUL:T:Q::: rsz:n i conditions and structural stability, where appropriate. The Council will only permit
1.Bm. This is considered an acceptable solution, provided it is demonstrated that it would Eather mrm;'m zn ie rounff Bp:n e~ Bianife Eusrzgj basement and other underground development that does not cause hamm fo the built and
not cause harm to the amenity of the nearby residents In terms of a loss of outlook or ! ;i ) ' natural environment and local amenity, and does not result in flooding or ground instability.
daylight. hitp:/icamden.gov.ukiccmicontentienvironment/waste. and-recycling/commercial-

waste/duty-of-care.en 1m Given the site's location In an area with & numnber of underground development constraints
local flood risk zone, groundwater flow, and sl stability), you are advised to submit a
10 Eechy st st os prol et ron rete e n Uk s gt eyl bl fmrrprehenswe and ac?‘:urahe Basement Imaclu':iseswgr{t iuamnnstfamg no significant
Transport melre storage space s required for every 300-500sq m of commerclal space (includes both harm to the appiication sfe B
recyclable and non-recyclable waste). Storage space must be designed 1o accommodate P SOOI, I
Development Policy DP 18 (Paragraphs 18.12 and 18.13) requires development to provide bing to hoid this amount of waste, separated, and should be designed in consultation with The BIA will Include the following stages:
cycle parking facilities in accordance with the minimum requirements of our cycle parking i wasies collapbon canlacior
standards and In accordance with the minimum reguirements of the London Plan. + Stage1 - Screening;
. . . . . A dedicated refuse store is shown on the t t floor for B wheelle bins, accessed via + Stage 2 - Scoping
o) | ICEe peitcing provieidn Shalllibe prShHaH Wit Eadvsrant SESaEE o SREE BTt mint DDA Iifl. The Council's Environmental Health Officer has assessed the proposals and « S ShsRensERERd O
be secure and easy for everyone lo use. In order the meet London Plan’s minimum cycle although the storage area in the basement looks acceptable, the following concerns were A T
parking reguirement, the development must provide 1 long stay space per 90sqm and 1 il . ge 4 - Impact assessment; an
; s Siage-ReVewshi decksion Makng.
Pre-Application Response Pre-Application Response Pre-Application Response
Page 8/14 Page 9/14 Page 10/14
MWA Response: MWA Response: MWA Response:
7) Collaboration with Malcolm Hollis from the early stages of design
ensured that there will be no discernable loss. Furthermore working 10) Refer to Section 21.0 Cycle Storage Provision & Refuse Strategy of this 1) Refer to enclosed Basement Impact Assessment by Parmabrook and
closely with the neighbouring residents through a series of public document. GEA

consultation have also ensured that there wiil be no adverse impact with
regards to the daylight and sunlight enjoyed by the residents.

Following Camdens advice in December 2016. The massing has
been reduced and the impacts have been tested highlighting a large
improvement.

Refer to Daylight/Sunlight report by Malcolm Hollis

8) Following Camdens post-submission advice in December 2016, the
terrace area to the rear 155/157 Kings Cross Road have been omitted.

9) See Section 21.0 Cycle Storage Provision & Refuse Strategy of
this document. Refer to Transport Statement by Motion for further
information.
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1 i2 13 14
Further detall on BlAs an: be found in Camden Pianning Gmnm 2013 (CPG4 limited access o the site. A draft Construction Management Plan (CMP) would be required a financial contribution to secure delivery of carbon dioxide savings in the borough. The « Roof plans at a scale of 1:50 labelled 'existing’ and 'proposed’
Braeaimnite). A B9cl] shigel in. e pracses Wiy peesonfs) inddinaking th BIA process to be submitied with any application setiing out how construction matters would be dealt contribution is £2,700 per tonne (over 30 years). +  Elevation drawings at a scale of 1:50 labelled ‘existing’ and ‘proposad
Shoaid hiokd qusin ke biging co ; The-Coungl. wil. onhy with, for example deliveries, how material will be stored and construction waste rermoved «  Section drawings at a scale of 1:50 labelled ‘existing’ and ‘proposed’
accept the qualifications set out in paragraph 2.11 of PG4, froen sita wlc, The sustainability statement must demaonsirate how the development mitigates against the «  Demalition drawings at a seale of 1:50 showing the location and extent of demalition
causes of cimate change and adapts fo climate change (please see chapter 9 of CPG3), ’
Independent verification of B nt impact A its, funded by the applicant, is now 13 A draft (based on the Camden pro-forma found online) should be submitted with the and the development will need lo be designed in line with BREEAM. Policy DP22 WK
also required (since CPG4 was updated in September 2013) in the following situations: application, with the full CMP to be secured via S106 legal agreement. Chapter 4 of CPG4 (Prometing sustainable design and construction) encourages o development to achieve * Essngn aqﬂr:;::ﬁ Elatement
(Basements and lightwells) provides more Infarmation. the minimum rating of 'excellent’ and the following minimum standards. energy 60%, water + o sy
«  Whete a scheme requires applicants to proceed beyond the Sereening stage of the i A ) ! 80%, and materials 40%. = Conswuchon Manacement Plan Pro Fomia
Basemient Inipaci Assecsment (i.e. whans s riather of concesn s Beeh identifay It should be noted that in February 2016, Camden's Cabinet agreed to the introduction of a s . Dayhight ancl Sunkght Asiessment
z ; L g £60/hour formal charge to support the review and approval of submitied draft Construction The Councll will also require a slte-specific flood risk assessmant with applications for + Energy and sustainability statement
which requires the preparation of a full Basement Impact Assessment), : + Noise impact assessment (If the proposal includes external air conditioning units or
« Whers the proposed basement development is located within an area of concern Management Plans {Clﬁd?s} and verification of the operation of a!:proved CMPs, Eo_ be basemenis on streets identified as being at rlsk_ from surface watfar ﬂoodmg.. L{nless_ it can plant)
ragarding slope stability, surface water or groundwater flow; ar secured as part of Section 106 agreements. The £60 hourly rate will allow the Council to be demonstrated [!‘IEI the scale of the scheme is such that there is no, or minimal, impact «  Waste storage and callection statement
- For any other basement applications where the Council feels that independent set charges that address the specific impacts and issues of each development scheme. on drainage conditions. «  The appropriate fee
verification would be appropriate (e.g, where conficting evidence is provided in However, indicative standard charges per development type are set out below to provide * Please see supporting information for planning applicatlions for more information.
response to a proposal). an indication of the levels of charges that can be expecled; 17.  Planning obligations
We are lagally required to consult on applications with individuals who may be affected by
A full scoping study |s required as part of any application, identifying the potential impacts - Implementation Support Highways contributions the proposals. We would notify neighbours by letter, put up a notice on ar near the site and,
for each of the matters of concern. - b e - Sk ; x advertise in a local newspaper. The Council must allow 21 days from the consultation start
£1140 It is likely that highways contributions will be required to be secured via 5106, to cover the date for responses to be received.
Please note that the Council's preferred provider for the audit service is Campbell Reith. Medium size and complaxity (10-50 homes, 2000-4898sqm olher usas £3.240 cost of any public highways fepalrs necessary as a consequence of the proposed works.
‘When an audit Is required, Gampbell Reith charge a fixed fee dependant on the category of Major and comalex applications (50-498 homes! 5,000-8 99%sam olher It is likely that that a proposal of this size would be determined by Development Control
basement audit, outiined in appendix A of Camden's BIA audit service terms of reference. uses)” E.020 5 ol Committee as It would be a minor development that would result in the creation of more
. - . ; . ) than 500 sqm of non-residential floorspace,
12) e lkely that the BIA will need to proceed beyond the scoping stage due to the _TheutCMF'dlrnplem;nt:;mn S“”W’L:;‘”t"b”“"” “‘;': bemuseoililn;:lmd the sPe'l‘"l‘ﬂ; t’;:”'cz' This proposal will be liable for the Mayor of London's Community Infrastructure Levy (CIL)
underground development constraints identified previously and because the application site pats arid slin, off theit ate. reqguired fo Enaure: that. e chiigation 1s complisd vt am as the addilional floorspace exceeds 100sqm of one unit of residential accommadation, This document represents an initial informal officer view of your proposals based on
Is surrounded by a number of listed bulldings. snaare: it theplannjg ohiseiivee e are soelting to-secyre nre atyally schisved, The curent rates are £500/sqm for Camden CIL, and £50/sqm for Mayoral CIL. This would the information available to us at this stage and would not be binding upon the
The proposed basement would be within the existing footprint which is considered the most Lightwels be collected by Camden after the scheme is Implemented and could be subject to Council, nor prejudice any future planning application decisions made by the
appropriate in this situation, particularly as the site is closely bordered by a number of surcharges for faflure to assume lability, submit a commencement notice and late Council.
Listed Buildings. The basement would be fairly deep at 4.5m, and the Council would 14)  CPGT provides detailed design guidance regarding the excavation of lightwells. However, payment, and subject to indexation in line with the construction costs index.
therefore need to be satisfied that the excavation would maintain the structural stability of the guidance isn't necessarly relevant in this instance due fo the naiure of the application If you have any queries about the above letter or the attached document please do not
the bullding and nelghbouring properties; avoid adversely affecting drainage and runoff or site. The proposal includes two lightwells serving the basement floor. They are likely to be hesitate to contact Laura Hazelton on 0207 974 1017,
causing other damage to the water environment; and avoid cumulative impact upon acceptable in this location provided they do not raise issues in terms of averlooking or light 19.  Conclusion
structural stability or water environment in the local area. overspill, particularly the lightwell to the rear of 3 Britannia Strest. : P — - T Thank you for using Camden's pre-appiication advice service,
16) Provided thorough and robust justification is provided as to why residential use would not
Construction Management Pian be practical on site; and It Is demonstrated that there would be no harm lo nelghbouring Yours sincerely,
amenity. it is likely that the application would be supported at application stage,
It is important that effective measures are faken during demaiition and construction works 16.  Sustainability Laura Hazelton
:":::::n:\::g:i:;gle is not caused to the host building, neighbouring buildings or the T R I floor area (GIA) are 20.  Planning application information
required o submit an energy and sustainability statement. The energy statement must . . Planning Officer
The Council will generally require a constuclion management plan for basement demonstrate how carbon dioxide emissions wil be reduced In line with the energy If you submit a planning application which addresses Ihe outstanding issue detailed In this Flanning Solutions Team
developments to manage and mitigate the greater construction impacts of these schemes. hierarchy (Be Lean, Be Clean, Be Green). The statement should address sustainable vapoil: eabisfactonily, | ‘wolld: adwise: you o :gubmit tha. ‘folleaing: Tor 2. validglanming
Construction management plans will be required for schemes on constrained sites, in development principles, including how these principles have confributed to reductions in appicaliar:
conservation areas, on sites adjacent to a listed building, or in other areas depending on carbon dioxide emissions (more advice is provided at paragraphs 2.6 to 2.10 of CPG3 ) o .
the scale of the development and the conditions of the site. (Sustainability), including what to include in your energy statement. = Completed form —fuill planning and demolition in a conservation area
= An ordnance survey based location plan at 1:1250 scale denoting the application
The main highways issug in this case s the potential impact of construction / delivery Currently, the Council expects a 35% reduction in carbon dioxide emissions below Fart L site in red.

Pre-Application Response
Page 11/14

Pre-Application Response
Page 12/14

Pre-Application Response
Page 13/14

Pre-Application Response
Page 14/14

MWA Response: MWA Response: MWA Response:

12) Refer to enclosed Basement Impact Assessment by Parmabrook and GEA

13) Refer to enclosed Construction Management Plan by Motion 16) Noted. Refer to Bidwells planning statement with regards to the residential

justification.
14) The proposal now consists of only a single lightwell.
To address concerns regarding overlooking and light spill, the design now

incorporates orientated slot windows. Refer to Proposed Drawings.

15) Refer to enclosed Sustainability Statement by Cundall,
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15.0 PUBLIC CONSULTATION & DESIGN TEAM RESPONSE

15.1 Land to the rear of 159-163 King's Cross Road: Exhibition Report
15.2 Exhibition Overview

Two exhibitions were held on the 15th & 18th October to present the
proposals for the land to the rear of 159-163 King's Cross Road: a public
exhibition for the |local community in the wider area, and a drop-in
event for neighbours in the immediate vicinity facing onto the site.

Both events had attendees from Balcap Re Ltd, MWA, Bidwells and
Public Relations company. The majority of exhibition attendees
were local residents from the surrounding area, along with some
representatives from local businesses. The purpose of the events was
to provide neighbours with the opportunity to learn more about the
proposals, and share feedback with the project team.

The format of both events inveolved the display of boards (highlighted
on the adjacent page) which contained information about the site,
the proposals and the project team. Feedback forms were present to
capture responses, and the project team were on hand to answer any
questions attendees had.

The public exhibition occurred on Saturday 15th October at the King's
Cross Meighbourhood Centre, 51 Argyle Street, WCIH 8EF. This was
advertised through the distribution of a newsletter to arcund 1,500
properties in the area, including residents, local groups and local
businesses.

Around 7 residents attended on the 15th October. This was a
constructive meeting, with some attendees raising concerns about
the accessible roof garden and screening, and others expressing a
preference for a lighter stock of brick.

A second drop-in event was held at the Derby Lodge Temants and
Residents Association (TRA) hall on Tuesday 18th October. This was
organised following discussions with members of the TRA, and aimed
specifically at residents living in the buildings immediately around
the site, Invitations were delivered by Royal Mail and by hand to 110
properties. Around 21 residents attended this meeting.

Verbal feedback at this event identified two key concerns: residents
wanted to know more about the impact the development would
have on sunlight reaching their windows, and were keen that any
construction would cause minimum disruption. There was a general
feeling that the current structure was not serving any useful function
and visually detracted from the area. Residents also raised concerns
about the colour of the brick, with some expressing a preference for
a lighter stock colour. Some attendees were keen to know if some
landscaping or greenery could be provided to the rear of the Derby
Lodge properties as a result of the developrment.

15.3 Written Feedback

A number of comments have also been recorded from the written
feedback on the questionnaires. Some verbatim examples of the
feedback can be found below, which outline the key issues residents
felt needed to be addressed:

. The major issue is the blockage of light on the side of the Wickiow
St building.

«  We are happy with the Jook of the building, but it is the height we
have issue with. Why can you not keep it at the original height or
onfy add one floor?

. Worried 'l get no natural light. Noise will impact my right to guiet
life.

. Increase in height will steal light.

. We are strongly concerned about the loading bay. Although you
say it will be happening inside the building, we feel very worried
about having trucks entering the new building from in front of aur
main entrance, This will be noisy and pofiuting.

15.4 Conclusion

Cwverall, the feedback received from exhibition attendees was broadly
positive, but with constructive input. Notably, there was a strong
agreement (just under 70% of feedback form responses) that more
office space and jobs associated with the scheme was a welcome
addition to the area. Surprisingly, there was a high level of neutral
feeling (about 45% of feedback form responses) about the retention
of timber doors,

The levels of neutral responses may be an indication of a commonly
stated verbal feedback from the events: many attendees were keen
to leam more about how their amenity would be protected during
the project. Notably this was around light, views (stermming frorm the
height of the proposed structure), and potential disruption during
the construction phase. Refer to Four Communications Staternent of
Community invelvermnent for further information.

15.5 Design Proposal Amendments

Foliowing the results of the two consultation events, some design
alterations to the scheme were made in coordinance with the public
input.

. A reduction in the extent of the proposed basement outline.

. The removal of Northwest facing front lightwell, as it is no longer
within the basement outline perimeter.

. The rermoval of Southeast facing second floor terrace, in order to
toring down the proposed building massing and allow for further
daylight to reach Derby Lodge properties.

. A lighter brick material palette to the whole building, as well as
lighter coloured louvers to the Southeast rear elevation, as means
to reflect the neighlkouring residents desire for a lighter building
massing.
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