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Executive Summary

KOKO is an internationally renowned independent live music venue and a key contributor to
the London Borough of Camden and wider London economy.

Planning and listed building consent was recently approved in October 2017 for the
redevelopment of the site to provide a change of use from offices (B1) and erection of 5
storey building with basement to provide 32 bedroom hotel (Class C1) following demolition of
65 Bayham Place and 1 Bayham Street (retention of fagade) including change of use at 1st
and 2 floor of 74 Crowndale Road from pub (Use Class A4) to hotel (Use Class C1),
mansard roof extension to 74 Crowndale Road, retention of ground floor of Hope and Anchor
PH, conversion of the flytower to ancillary recording studio and hotel (C1), creation of
terraces at 3™ and 4™ floor level and erection of a 4t floor glazed extension above roof of
KOKO to provide restaurant and bar to the hotel (C1).

This application for planning and listed building consent seeks approval for a revised
proposal to refurbish the Grade Il listed music venue, create a private members club with
supporting restaurant and bar within the existing Hope and Anchor Public House to the rear,
creation of skylobby and conversion of the KOKO dome to a bar. The proposals also
provides a function suite and music rehearsal space for both performing artists and the local
community.

The proposals will result in a more sustainable and viable approach through the introduction
of a private members club instead of the previous approved hotel consent.

The applicant has recognised that they have a unique opportunity to redevelop buildings to
the rear of the site, to provide supplementary, complementary uses integral to the future
operation and optimisation of the live music venue. The additional income streams
generated by the proposed range of uses at the application site will enable the tenant to
supplement the running costs for the music venue, and ensure the upkeep and enrichment
of the KOKO venue.

The proposed development will facilitate both external and internal refurbishment to KOKO
restoring the building to its former Grade Il listed glory. The scheme involves the
reinstatement of many historic features, including the cupola above the dome on the main
fagade fronting Camden High Street.

In bringing forward the proposals, the applicant has extensively consulted key stakeholders,
including LB Camden, the GLA, Historic England, Camden Town Unlimited, the Victorian
Society, Theatre Trust, Camden Town CAAC and local residents and community providers.
The feedback received has been carefully considered and informed the evolution of the
development that comprises the application proposals.

The development proposals will bring forward a number of significant public benefits. These
include, but are not limited to:

» Restoration and revitalisation of a Grade |l listed heritage asset within Camden Town;
» Safeguarding the longevity of KOKO as a musical and cultural asset to Camden Town
and ensuring the revenue generated by music tourists of around £10.7million per annum

is retained within the Borough;

» Restoration and revitalisation of Hope and Anchor public house to bar and restaurant,
providing a facility for both the local community and visitors to KOKO;
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» Development of an architecturally high quality infill building, befitting historic setting and
ensuring the quality of the Camden Town Conservation Area is preserved and enhanced.
The scheme will also utilise high quality and appropriate materials;

» Development of a private members club to bolster the operation of KOKO and ensure it
remains relevant to the music industry. It will provide a new concept for professionals
committed to entrepreneurship and social enterprise within a central location;

» The development of the private members club will increase in the number of
entertainment and hospitality jobs at the site. It is anticipated that the scheme will create
a net uplift of 70-100 full and part time positions. This will result in an additional gross
value of £3.1million to Camden economy;

» The construction phase will facilitate opportunities for skills development, training and
apprenticeships;

* The development proposal includes for the provision of a recording studio/rehearsal
space that will be available to the local community as well as local musicians or visiting
acts to KOKO. This will be of huge benefit to the local community and education groups
who will be able to make use of this space;

* The supplementary uses at the site, will allow KOKO to open its doors during the day to
other sectors of the community such as for tea-dances, rehearsal space and other
community uses such as mother/baby classes. Equally, the additional food and beverage
spaces within the development will be open to the public;

* The new scheme will enable additional opportunities for local community groups, schools
and music institutions who will all have access to the KOKO venug;

* Improve the sustainability and energy credentials at the site, through the new build
development; and refurbishment; and

* This in turn will ensure that KOKO can continue to operate as a sustainable private
business with no requirement to rely on charitable funding through heritage or lottery
grants as other live music venues have had to rely on (for example the Camden
Roundhouse).

The proposals seek to secure the sustainable long term viable future of KOKO as a world
class leading music venue that will deliver a high quality development that will restore and
enhance the Grade Il listed KOKO and the site’s character contribution to the character of
the surrounding Camden Town Conservation Area. The development also makes sensible
use of underutilised buildings to the rear of KOKO and transforms them into useable and
appropriate mixed uses to complement the Camden Town Centre and operation of KOKO.
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Introduction

The applicant, Hope Lease Limited comprises Piano Factory Ltd and Obar Camden Limited
who are the owners (freehold) and occupiers (leasehold) of the application site, comprising
the Grade Il listed KOKO, the Hope & Anchor PH, 65 Bayham Place and 1 Bayham Street.
KOKO is occupied by Obar Camden Limited who run KOKO, a live music venue that has
operated from the site since 2004.

It is well recognised that KOKO has a strong identity within Camden Town, grounded in its
successful delivery of club nights, grassroots music events and attraction of the best talent
on the music scene over the last 10 years. This is further bolstered by the role that the
Camden Palace has had within the theatrical, comedy, live music and clubbing scene over
its 100 year history.

This application presents a unique opportunity to enhance and diversify KOKO'’s offer
through redeveloping underutilised buildings to the rear of KOKO to provide supporting
complementary facilities for the venue in the form of a private members club, recording
studio, restaurants and bars. In essence, the development proposals seek consent for
“Destination KOKO”.

Whilst KOKO will continue to operate as a live music venue, the proposals have been
designed to integrate with KOKO'’s operation and enhance the overall experience for visitors
to the site.

Ultimately, the proposals seek to secure the viable and sustainable long term future of the
buildings as one of London’s leading independent music venues. This includes the part
refurbishment of KOKO, which requires a significant level of investment to continue to
maintain and restore the historic fabric of this listed building.

The applicant has chosen to redevelop buildings to the rear of the site, to ensure that KOKO
can remain a viable business in the future. It is proposed that through enabling
development, complementary leisure uses will be developed to ensure that the KOKO offer
is enhanced and remains attractive.

KOKO is one of the only live music venues still independently owned and operated by a non-
conglomerate international sales and events company. The development proposal will
require a significant level of investment by the applicant demonstrating their passion and
commitment to cement KOKO as London’s leading independent live entertainment venue.

Live music venues face an uncertain future as music trends and night time economy
pursuit’'s change. As a staple of the Camden Town live music circuit and the wider London
music scene, KOKO needs to evolve to remain relevant in an ever changing market.

The complementary uses at the site will attract visitors to extend the length of dwell time,
making a more sustainable use of the site. This will increase the £ per head spent at the site
at the accompanying bars, restaurants and members club, providing supplementary revenue
to the income from live music events and therefore assisting to secure the longevity of the
KOKO business. This in turn will ensure that KOKO can continue to operate as a
sustainable private business with no requirement to rely on charitable funding through
heritage or lottery grants. The commercial businesses proposed additionally at the site, will
allow for additional income streams to supplement the music event revenue to be generated,
which can be recycled into the upkeep and enrichment of the KOKO venue.
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Planning and Listed Building Application

1.10. This Planning and Listed Building Consent application has been prepared by Indigo Planning
on behalf of the applicant. It seeks consent at 1A Camden High Street, Hope & Anchor Pub

and associated buildings for:

1.11. Full planning permission and listed building consent is sought for:

1.12. As well as this Planning Statement, the application is supported by the following documents:

“Demolition of 65 Bayham Place, 1 Bayham Street (retention of fagade)
and rebuilding to provide private members club with extension to the rear;
retention of ground floor with internal demolition and re-build at upper
floors of the Hope & Anchor (Use Class A4) to provide restaurant and
bar, minor reconfiguration to circulation space within KOKO and
installation of fourth floor extension to provide amenity space with terrace
restaurant and bar, conversion of the KOKO dome to a private bar.
Installation of associated plant and terraces.”

Planning Application Forms and Certificates, prepared by Indigo Planning;
Listed Building Consent Application Forms, prepared by Indigo Planning;
CIL Form, prepared by Indigo Planning;

Demolition Plans prepared by Archer Humphreys Architects;

Existing and Proposed Plans, prepared by Archer Humphryes Architects;
Air Quality Assessment, prepared by RSK;

Annotated plans to accompany schedule of works;

Basement Impact Assessment including ground movement analysis and flood risk
prepared by RSK;

Bat Survey updated by Arbtech;
CGlI’s, prepared by Archer Humphryes Architects;

Design and Access Statement, including Crime Impact Statement prepared by Archer
Humphryes Architects;

Draft Construction Management Plan prepared by ADL Traffic/ Tower Eight;
Energy Statement prepared by Eight Associates;

Geo-environmental Assessment prepared by RSK;

Heritage Statement prepared by Stephen Levrant Heritage Architects;
Health Impact Assessment prepared by Indigo Planning;

Energy Statement prepared by Eight Associates;

Operational Management Plan prepared by Hope Lease Limited;

Landscaping Proposals included within Design and Access Statement prepared by
Archer Humphryes Architects;
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Mechanical and Electrical Plant layout plans prepared by RTKA included within Archer
Humphryes Plan Pack;

Noise Impact and Vibration Assessment prepared by Big Sky Acoustics/ Scotch Partners;
Photographs included within Design and Access Statement and Heritage Statement;
Planning and Listed Building Statement prepared by Indigo Planning;

Regeneration and Economic benefits Statement prepared by Indigo Planning;

Servicing Management Plan prepared by ADL Traffic Engineering;

Statement of Justification and Schedule of works and annotated plans prepared by
Stephen Levrant Heritage Architecture;

Statement of Community Involvement prepared by Comm Comm UK;

Structural Report, prepared by Heyne Tillett Steel;

Sustainable Urban Drainage and Drainage Report prepared by Heyne Tillett Steel;
Sunlight and Daylight Report prepared by GVA Schatunowski Brookes;
Sustainability Statement prepared by Eight Associates;

Transport Statement prepared by ADL Traffic Engineering;

Travel Plan prepared by ADL Traffic Engineering;

Waste Storage and Collection prepared by ADL Traffic Engineering and Archer
Humphryes Architects;

Viability Assessment prepared by ULL; and

Building Statement.

Schedule of Plans

Existing
Plan Reference Number Name Scale
AHA/KKC/EX/001 Existing Site Plan 1:200
AHA/KKC/EX/098 Existing Lower Basement Plan | 1:100
AHA/KKC/EX/099 Existing Basement Plan 1:100
AHA/KKC/EX/100 Existing Ground floor Plan 1:100
AHA/KKC/EX/101 Existing 1st floor Plan 1:100
AHA/KKC/EX/102 Existing 2nd floor Plan 1:100
AHA/KKC/EX/103 Existing 3rd floor Plan 1:100
AHA/KKC/EX/104 Existing 4th floor Plan 1:100
AHA/KKC/EX/105 Existing Roof Plan 1:100
AHA/KKC/EX/200 Existing Front Elevation 1:100
AHA/KKC/EX/201 Existing Crowndale Road 1:100
Elevation
AHA/KKC/EX/202 Existing Bayham Street 1:100
Elevation
AHA/KKC/EX/203 Existing Bayham Place 1:100
Elevation

Draft Heads of Terms prepared by Indigo Planning included within Planning and Listed
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AHA/KKC/EX/300 Existing Section AA 1:100
AHA/KKC/EX/301 Existing Section BB 1:100
AHA/KKC/EX/302 Existing Section CC 1:100
AHA/KKC/EX/304 Existing Section DD 1:100
AHA/KKC/EX/306 Existing Section FF 1:100
Demolition
Plan Reference Number Name Scale
AHA/KKC/DM/098 Lower Basement Demolition 1:100
Plan
AHA/KKC/DM/099 Basement Demolition Plan 1:100
AHA/KKC/DM/100 Ground floor Demolition Plan 1:100
AHA/KKC/DM/101 11st floor Demolition Plan 1:100
AHA/KKC/DM/102 2nd floor Demolition Plan 1:100
AHA/KKC/DM/103 3rd floor Demolition Plan 1:100
AHA/KKC/DM/104 4th floor Demolition Plan 1:100
AHA/KKC/DM/105 Roof Demolition Plan 1:100
AHA/KKC/DM/200 Front Elevation Demolition 1:100
Drawing
AHA/KKC/DM/201 Proposed Crowndale Road 1:100
Elevation Demolition Drawing
AHA/KKC/DM/202 Proposed Bayham Street 1:100
Elevation Demolition Drawing
AHA/KKC/DM/203 Proposed Bayham Place 1:100
Elevation Demolition Drawing
AHA/KKC/DM/300 Section AA Demolition Drawing | 1:100
AHA/KKC/DM/301 Section BB Demolition Drawing | 1:100
AHA/KKC/DM/302 Section CC Demolition 1:100
Drawing
AHA/KKC/DM/303 Section DD Demolition 1:100
Drawing
AHA/KKC/DM/306 Section FF Demolition Drawing | 1:100
Proposed
Plan Reference Number Name Scale
AHA/KKC/GA/001 Proposed Site Plan 1:200
AHA/KKC/GA/098 Proposed Lower Basement 1:100
Plan
AHA/KKC/GA/099 Proposed Basement Plan 1:100
AHA/KKC/GA/100 Proposed Ground Floor Plan 1:100
AHA/KKC/GA/101 Proposed First Floor Plan 1:100
AHA/KKC/GA/102 Proposed 2nd floor Plan 1:100
AHA/KKC/GA/103 Proposed 3rd floor Plan 1:100
AHA/KKC/GA/104 Proposed 4th floor Plan 1:100
AHA/KKC/GA/105 Proposed Roof Plan 1:100
AHA/KKC/GA/300 Proposed Section AA 1:100
AHA/KKC/GA/301 Proposed Section BB 1:100
AHA/KKC/GA/302 Proposed Section CC 1:100
AHA/KKC/GA/303 Proposed Section DD 1:100
AHA/KKC/GA/306 Proposed Section FF 1:100
AHA/KKC/GA/309 Proposed Section JJ 1:100
AHA/KKC/GA/310 Proposed Section KK 1:100
AHA/KKC/GA/311 Proposed Section GG 1:100
AHA/KKC/PR/200 Proposed Front (Camden High | 1:100
Street) Elevation
AHA/KKC/PR/201 Proposed Crowndale Road 1:100

Elevation

Page 6

The Hope Project, Camden, London, NW1 7JE

rpt.013.SDR.24070002

Indigo Planning on behalf of The Hope Lease Limited



AHA/KKC/PR/202 Proposed Bayham Street 1:100
Elevation

AHA/KKC/PR/203 Proposed Bayham Place 1:100
Elevation

Structure of report

1.13. This statement comprises the following sections:

Page 7

» A description of the application site and surroundings, and relevant planning history is set

out in Section 2;
* A description of the development proposals is provided in Section 3;

* An outline of the pre-application and consultation process is provided in Section 4;

* An outline of the relevant national, regional and local planning policy and other relevant
documents is set out in Section 5;

* The key planning considerations are made at Section 6; and

* Our conclusions are set out in Section 7.
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2. Site Background

2.1. This section provides a brief description of the site and the surrounding context.

2.2. The site is comprised of a cluster of buildings including Camden Palace “(KOKO)”, the Hope
and Anchor Public House and 1 Bayham Street and 65 Bayham Place. The application site
lies to the north of Crowndale Road on the Camden gyratory system. The site is located
adjacent to the Mornington Crescent underground station and has a high PTAL rating of 6b
(Excellent).

2.3. The site lies within Camden Town Centre and also falls within the Camden Town
Conservation Area. The site is located within the Regents Park Ward.

2.4, KOKO is a Grade Il listed structure. The Hope and Anchor Public House and adjacent
buildings on Bayham Place (No. 65) are not listed nationally or locally. The buildings are
adjacent to the rear of the theatre. They are not included in the Grade Il listing, but listed as
‘positive contributors’ in the Camden Town Conservation Area Appraisal, 2007.

2.5. Piano Factory Ltd is the freehold owner of the Camden Palace (KOKO), the freehold owner
recently acquired the Hope and Anchor PH, 1 Bayham Street and 65 Bayham Place, with an
ultimate vision to enhance and protect the location as a leading music venue.

Surrounding Area

2.6. The area is characterised by a variety of building sizes and uses, including mixed use
(business, retail and residential) buildings of up to six storeys.

Camden Palace (KOKO)

2.7. The majority of the application site is made up of the Camden Palace (KOKO), a Grade Il
listed concert venue (Historic England Ref: 1272425). KOKO was originally built as a
theatre, and opened on Boxing Day 1900. In 1909 the venue was renamed the Camden
Hippodrome and was used as a variety theatre where Charlie Chaplin regularly performed.
The venue became a cinema in 1913, before closing in 1940. It was then used as the BBC
Theatre, where they recorded such shows as the ‘Goon Show, Rhythm and Blues’ which
featured a performance from the Rolling Stones.

2.8. In 1970 the venue was reincarnated as a music venue and has had a wide range of world
renowned performers including the Sex Pistols, Iron Maiden, the Eurhythmics and the Cure.
The Camden Palace temporarily closed in 2004, for a much needed revamp and was re-
opened in 2005 as KOKO.

The Hope Project, Camden, London, NW1 7JE - -
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Following a multi-million pound revamp, KOKO began to grow its musical presence by world
renowned performers including Noel Gallagher, Amy Winehouse, Adele, Red Hot Chilli
Peppers and The Chemical Brothers. KOKO is one of the most important music venues
attracting a wide array of music’s most popular and influential artists. In turn the venue
draws people from throughout the UK, Europe and further afield making it a very important
cultural attraction that contributes significantly to London’s diversity and economy.

The owners of KOKO are committed to growing the music brand to keep this cultural jewel
as a key venue in London. In 2016, KOKO collaborated with BBC Introducing and Club
NME to highlight the best and brightest rising stars for the year ahead. The commitment by
KOKO reflects the wider aspirations of the London Mayor who has recognised the
importance of Music Venues through his ‘Music Venues Taskforce’ which was established in
2014 to try and prevent the closure of live music venues in London. The redevelopment of
the site demonstrates the owners commitment to retaining this historical and cultural asset
for Camden Town, London and the wider music economy.

Hope and Anchor Pub

From historical maps, it appears that the corner site, now occupied by the Hope and Anchor
Pub has been in use as a Public House since 1875. The pub has undergone a number of
internal alterations over the years, but these are minor in nature. The pub benefits from an
attractive tiled fagade, facing onto Bayham Street and Crowndale Road. The pub is not
listed or locally listed, nor included as part of the Camden Palace listing; it is also not
designated as an asset of community value. However, it is recognised as a positive
contributor to the Camden Town Conservation Area.

The Hope and Anchor Pub was operated until late 2013, with its owners stating that closure
was due to unsustainable rising beer prices and rents. The pub was then subject to a
planning application for conversion to eight residential flats. This was granted at planning
committee but quashed as a consequence of a Judicial Challenge. The applicant
subsequently purchased the site in 2015, as part of the strategy to enhance and protect
KOKO as a leading music venue and to protect KOKO from future residential conflicting use.

Since 2013, the site has remained vacant, although squatters gained possession in late
2015. The squatters were evicted in April 2016, having destroyed the interior. It is
understood that further attempts to gain entry for squatting have been pursued as recently
as October 2017 but the site now benefits from 24 hour security. The site is now secure and
monitored by an off-site Security business.

65 Bayham Place/1 Bayham Street

65 Bayham Place/1 Bayham Street, on the corner of the plot is currently vacant but was
previously used as an office (B1a Use). The building comprises a three (with mansard)/four
storey building with two three storey mews buildings to the rear. The eastern block of
Bayham Place first took shape in the early 1800’s, and was originally used for sheet metal
production during the late 19t - early 20~ Century. The buildings have undergone conversion
to office uses during the 20t Century which has removed any fabric of historic quality
internally.

The premises provided circa 337sqgm GIA of office accommodation, until a planning
application was submitted for the conversion to residential units. Whilst planning permission
was refused a subsequent prior approval application was approved for the conversion of
these units to 3 residential apartments. Whilst the conversion was not completed, the
premises have been stripped out of internal fixtures and fittings and partly converted. The
purchase of the property by the applicant has prevented further conversion.
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Relevant planning history
Hope Project

2.16. Full planning and Listed building consent (2016/6959/P and 2016/6960/L) was resoluted to
grant permission for the second time on 9" October 2017 for the redevelopment of the same
site in question for “change of use from offices (B1) and erection of 5 storey building with
basement to provide 32 bedroom hotel (Class C1) following demolition of 65 Bayham Place
and 1 Bayham Street (retention of fagade) including change of use at 15t and 2" floor of 74
Crowndale Road from pub (Use Class A4) to hotel (Use Class C1), mansard roof extension
to 74 Crowndale Road, retention of ground floor of Hope and Anchor PH, conversion of
flytower to ancillary recording studio and hotel (C1), creation of terraces at 3™ and 4 floor
level and erection of 4t floor glazed extension above roof of KOKO to provide restaurant and
bar to hotel (C1).

2.17. This scheme was originally resolved to grant planning consent at planning committee on 11t
May 2017. Following the negotiation of the S106 and delays due to LB Camden transfer to
the new Local Plan, the scheme went back before Members Briefing to confirm that it was
compliant with new policy. At the date of this report, we understand that the S106 for Option
A'is due to be completed imminently.

2.18. This scheme (for ease now referred as Option A) was explored by the development team to
move on design. Unfortunately, the scheme has been found to be unviable at this point in
time, as a result of the extensive new build, extent of the basement dig and internal fit out of
32 separate hotel room units.

2.19. The applicant is committed to delivering a scheme at the site as soon as possible. The
development team have therefore based the Option B scheme on the merits of Option A,
whilst reducing the built mass and basement dig to reduce construction costs, to create a
viable scheme.

Hope and Anchor

2.20. (Ref:2014/2621P) 2014 — Planning permission was approved but a Judicial Review for the
change of use from a public house (Class A4) to alternative uses as either retail or estate
agents offices (Class A1/A2) at part ground, part basement levels and residential (Class C3)
to provide 8 flats (1 x 3 bed, 4 x 2 bed, 3 x 1 bed), enlargement of existing basement with
side lightwell, replacement of single storey rear/side addition with 3 storey rear/side
extension and mansard roof with terrace, and associated alterations to windows and doors.

2.21. On 8th September 2015, a High Court ruling quashed the permission following a court case
brought forward by the operator of Camden Palace. In the case of Obar Camden Limited v
The London Borough of Camden [2015] EWHC 2475 (Admin) it was determined that the
Council had failed to assess the heritage impact of the proposal and had approached the
issue of potential noise impacts on residents of the proposed flats in a way that was legally
and procedurally flawed and irrational.

1 Bayham Street

2.22. (Ref:2015/2196/P) 2015 — Planning permission refused for the conversion of existing office
(B1a) to five residential units (2x1 bed, 2x2 bed and 1x3 bed) including a roof extension and
a third floor roof extension. Rear infill extensions at first and second floor with terraces and
the creation of a new cycle store and refuse store at ground floor.

2.23. (Ref: 2015/0542/P) 2015 - Prior approval granted for the change of use from office (Class
B1a) to residential (Class C3) comprising 3 x 2 bed flats.

2.24, (Ref: 2012/1281/P) 2012 — Planning application withdrawn for the removal of existing steel
staircase at first and second floor level with enclosed terrace at first floor level. Rear
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extension at second floor level and extension of existing mansard roof at third floor level to
provide additional office floorspace (Class B1).

2.25. (Ref: 30846) 1980 — Planning permission was approved for the construction of an additional
second floor bedroom as an amendment to the planning permission granted on 7" February
1980 (Ref: 29611) for the refurbishment and extension to provide offices on the ground and
first floors with residential accommodation above.

2.26. (Ref: 29611) 1980 — Planning permission was granted for the refurbishment and extensions
to provide offices on the ground and first floor with residential accommodation above.

1 Bayham Street & 65 Bayham Place

2.27. (Ref:2013/8083/P) 2013 — Planning application was withdrawn for change of use from office
(Class B1a) to 3 x 2 bedroom flats (Class C3).

2.28. (Ref: PEX0000468) 2000 — Certificate of Lawfulness for an Existing Use of the building for
B1 (Office) use.

2.29. (Ref: 32901) 1981 — Planning permission was granted for alterations to the Bayham Place
elevation.

65 Bayham Place

2.30. (Ref: 29610) 1979 — Planning permission granted for the refurbishment to provide
workshops and ancillary showrooms and the erection of an additional storey for storage
purposes.

48-56 Bayham Place

2.31. The site opposite the application site was subject to a number of applications seeking a
change of use from office to residential (PEX0200987). Whilst the full applications were
refused on several grounds, planning consent was eventually granted via permitted
development rights for a change from office to residential (2013/7177/P, 2014/6652/P, 2015,
2021/P and 2015/4598/P).

2.32. An application (2016/4116/P) was granted in August 2016 for the erection of a part single,
part double roof extension to provide 4 self contained units. The applicant is now in the
process of discharging the relevant conditions attached to this consent, and it is therefore
our understanding that this consent will be implemented.

2.33. An application is currently under consideration for a further reconfiguration to achieve a part
2/part 3 storey roof extension to provide a further 9 self-contained flats. This remains under
consideration from the LPA.

2.34. This has been supplemented by a recent planning approval for two small side and rear
extensions at first and second floor level. The application was approved on the 4t October
2016. The proliferation of permitted change applications within Camden Town has had a
strong impact on the character of the area.

3-7 Bayham Place and 46 Bayham Place
2.35. Planning permission (2016/6394/P) was granted on 16 March 2017 for the erection of a
mansard roof to the three properties, including a two storey rear extension to No. 2 and

installation of windows.

2.36. The mansard roof extension would be clad in contemporary, high quality zinc finish with
dormer windows installed.
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Proposed development

The proposed development seeks consent to redevelop underutilised buildings to the rear of
the successful and popular KOKO music venue. The proposed development seeks to
redevelop the rear plot of vacant buildings to provide a wrap-around private members club
(Use Class Sui Generis) providing suitable floorspace that will form a cultural hub devised of
a growing number of businesses and professionals working within creative and media
industries. It will provide meeting and work space together with spaces for dining, leisure,
entertaining and relaxing. The scheme includes supporting food and beverage outlets within
the existing Hope and Anchor Public House building, and additional outlets within a sky
lobby at fourth floor.

The proposal intends to redevelop part of the site to deliver a private members club, with
new associated bars, restaurants and roof terraces, whilst preserving and enhancing the
KOKO entertainment venue.

The private members club will be operated by KOKO to ensure a collaborative and symbiotic
development at the site. The private members club is conceived as a separate building from
KOKO but abuts the music venue, and in certain areas penetrates its public areas. The
private members facility and entertainment uses are considered to be complementary and
appropriate.

It is envisaged that the Private Members Club will attract a total of between 2000-3000
members, although users of site will be limited by the capacity of the buildings. Club
membership will be open to individuals working across all industries, and not just those
within the creative industries. The Club will look to target entrepreneurs, business people,
community members in addition to performers and artists; all in an effort to extend KOKO'’s
ethos of opportunity and inclusivity beyond the realm of live music into spoken word, cinema,
art, photography and fashion as KOKO evolves to retain its relevance as a cultural hub.

The applicant for this scheme is also the landlord of the KOKO. As set out within the
planning history, the landlord has been forced to purchase the properties to the rear of
KOKO to ensure that its operation is not put under pressure from other neighbouring
development.

Whilst KOKO will remain an independent entity, the private members and complementary
uses have been designed to intermix and enhance the KOKO operation.

In design terms, the proposal seeks to harmonise the existing disjointed cluster of buildings
to the rear of KOKO. In summary, the proposed development seeks:

» Demolition of no.65 Bayham Place;

» Demolition of no.1 Bayham Street but retaining the facade;

* Rebuilding of 65 Bayham Place within existing footprint;

* Extension to the rear of Bayham Place, wrapping around the existing KOKO building.
The extended building will accommodate a private members club and additional dining
whilst preserving the existing music venue;

* Retention of the Hope and Anchor structure, within internal demolition at first and second
floors for use as private members at upper floors;

* Recording studio within private members club for recording, or rehearsal space/media
space;

* Refurbishment and upgrade to Grade Il listed music venue;

» Conversion of KOKO’s dome for use as a rooftop bar and terrace; and

» Creation of a “Sky Lobby” and associated roof terrace with balustrade.
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3.8. Variations from the 2017 consented scheme include:

e Removal of the basement level below Bayham Place;
Removal of a storey of floorspace on Bayham Place, being replaced with mechanical
plant and a louvered screen;

e Omission of dormer windows to the mansard extension; and
Omission of two floors of accommodation within the flytower.

Camden Palace (KOKO)

3.9. More specifically, alterations to the Listed Building (as detailed within the Schedule of Works
and shown on the corresponding existing, demolition and proposed drawings) include:

» Renovation and repurposing of the existing flytower;

* New cupula to the KOKO dome to re-instate the original lost cupula;

* Conversion of KOKO’s dome for use as a bar;

* Restoration of KOKO fagade, re-instating the original openings and fenestration fronting
Camden High Street;

» Refurbishment to improve the fagade facing Crowndale Road;

* Internal reconfiguration of the circulation space (back of house) to the northern elevation
of the site to facilitate the private members development; and

* New glazed pavilion “Sky Lobby” over the roof and associated roof terrace.

Hope and Anchor Pub
3.10. More specifically, the alterations to the Hope and Anchor include:

» Reconfiguration of the internal layout of Hope and Anchor public house;

* Re-instatement of public house use (A4) at ground floor level providing bar and dining
accommodation;

* Operation of Private Members club within first, second and third floors; and

» Construction of a one storey mansard roof extension of the existing Hope & Anchor pub.

Private Members Club

3.11. The scheme seeks consent for a private members club for people in the creative industries.
The private members will occupy the first, second, third and Sky Lobby development around
the KOKO venue, utilising the Hope and Anchor building with new infill at 65 and 1 Bayham
Street.

3.12. KOKO will be the operators of the private members club to enable those using the facility to
have a fully immersive unique music experience, by being able to drink, dine, attend a
concert and form collaborative relationships with other like-minded individuals at the same
site as their music idols. Whilst the club will not be a ‘themed’ experience, the musical and
historical links will be evident in the club’s character and decor.

3.13. The existing 3 storey building on the corner of Bayham St and Bayham Place will be
demolished. The building has limited architectural merit, although it is identified as a positive
contributor to the Conservation Area. It will be replaced with a new brick building to reflect
the scale and detail of the buildings opposite.

3.14. The private members will have their own exclusive entrance taken from Crowndale Road.
This enables members and their guests private access into the building, at which point they
can decide whether they wish to dine in the Hope Pub or move to other areas.

3.15. The Private Members Club known as the ‘Hope Club’ is split into the following areas:
The Hope Project, Camden, London, NW1 7JE - -
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Ground Floor:

» Private Members have a private access from Crowndale Road. This gives them access
into the Hope and Access, or via the lifts to the upper floors.

» Service Entrance from Bayham Place, with back of house and bin store adjacent.
First Floor:

* Primarily Private Members Club accommodation; consisting of dining spaces, function
rooms, and Royal Box overlooking the KOKO auditorium below.

» Artists and crew, as well as Private Members, will have access to the Artist's Gallery
overlooking the Stage; with Artists and crew also having access to the Artist's Box, which
overlooks the KOKO auditorium below.

* Areas overlooking the auditorium below are not envisaged to be accessible during KOKO
live events. They serve as additional spaces maximising the unique setting of the former
theatre, as opposed to viewing platforms for the performances below.

»  KOKO patrons will otherwise have access to the main KOKO spaces as per the existing
situation, including the external terrace overlooking Camden High Street.

Second Floor:

* Primarily Private Members Club accommodation, arranged as lounge areas for general
use, though these are intended to comprise flexible spaces for a variety of functions
including workshops, events and general relaxation and socialising.

* Private Members will also use the Second Floor to access the Fly Tower, again
showcasing the unique setting of this heritage asset, with a bar and toilet facilities also
provided here.

Third Floor:
3.16. The third floor is predominantly for private functions only for the use of private members and
artists. It will include:
» Additional Private Members accommodation to include an additional lounge and
dedicated suites.
* An external terrace overlooking Bayham Place will host intimate private dining (until
2230) to cater small private dining.
» A music rehearsal room is also provided at third floor, affording opportunities to aspiring
artists from the local area to cultivate their talents.
Fourth Floor:
* Primarily comprises a private and outdoor terrace, together with the key attractions of the
Sky Lobby and Dome.
* The Sky Lobby will cater to Private Members as well as corporate events, and will seek to
serve casual foods such as tapas with capacity for approximately 150 seated patrons.
3.17. The pavilion will provide a unique experience of Camden Town, with an opportunity to
appreciate the historic KOKO dome and reinstalled cupula, along with the flytower. The sky
lobby will be central to the unique character, the guest experience and the revenue
projections underpinning the viability of the entire proposal.
The Hope Project, Camden, London, NW1 7JE - -
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3.18. The Dome will be open to Private Members and those KOKO patrons with specific tickets,
and will consist of an intimate and relaxed drinking space at the pinnacle of the building.

3.19. The Hope will reflect the operational hours of KOKO.

3.20. Further information on the private members operation is provided within the Operational
Management Plan.

KOKO Dome

3.21. The dome of KOKO is currently underutilised and until recently housed only water tanks. It
is proposed that the dome will be renovated to provide a new bar and social space available
to both KOKO and private members and their guests alike.

3.22. Access to the dome can be taken internally through KOKO via the theatre’s second circle
and also through the club utilising lifts and link via the skylobby.

3.23. The Dome will be accessible to both members of the public and to club members and their
guests. Access for private members will be taken via the private members club whilst the
access for non-members will provided via a separate access through KOKO. If private
members are attending a concert at KOKO, they can enter the Dome bar via KOKO.
However, they would require a ticket to attend events. This prevents a free flow of people
across the two buildings. This is further explored within the management plan.

3.24. This will provide a unique opportunity to experience a historic and landmark space in the
heart of Camden Town. It will open up this underutilised part of the Grade Il listed building,
and enable an income generation from this vacant part of the site.

Hope and Anchor

3.25. At ground floor, the scheme reinstates the public house providing bar and dining
accommodation. This will be opened to the general public and provide the dining facilities
for private members and guests. The pub will be open during the day to provide breakfast,
lunch, afternoon tea, dinner and supper.

3.26. The restaurant will provide a pub style dining and drinking experience. Bookings will not
necessarily be required, subject to the popularity of evening events at KOKO.

3.27. The pub operation will expand across the ground floor of the new build floorspace along
Bayham Place/Bayham Street.

3.28. Access can be taken via the corner of Crowndale Road or via Bayham Place.

3.29. The Hope and Anchor will be reconfigured internally to allow the replacement of existing
floors, which are currently structurally unsound. The replaced floors will be utilised for
additional private dining for members at 15! floors and further private members floorspace at
2nd floor and 3 floors.

Destination KOKO

3.30. KOKO is a successful business, attracting a wide variety of musical acts to Camden. The
vision for the current development is founded in ensuring the longevity of the live music
venue.

3.31. As highlighted by the formation of the Music Venue Trust in January 2014, a charity set up to
‘protect, secure and develop the future of Live Music venues’; live music venues in London
are on the decline and need sufficient protection from development. Such venues are
considered critical for the showcasing of grassroots music which ultimately feeds into cultural
growth within society.
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The redevelopment scheme of the vacant properties to the rear of KOKO, seeks to
reinvigorate the overall site and provide supporting facilities to the main KOKO venture. The
Camden Palace is over 100 years old and is expensive to run. It requires constant
maintenance and works to ensure it remains a high-quality music venue to be enjoyed by all.

KOKO is well recognised for the range of musical acts it attracts to Camden Town delivering
an unrivalled program of live shows, TV and digital entertainment to a global audience. In
turn this attracts visitors from the local, regional and global markets. At present, concert
goer’s experience of the site is very concentrated to the performance times, with limited
opportunity to dwell at the site. A private members club would promote the ‘creative culture’
at the site as well as collaborative working space for Camden Town.

In principle, the private members club should be regarded as enabling development for the
KOKO music venue to ensure the venue remains as a cultural attraction. The private
members use and music venue are considered to be complementary uses appropriate for
this town centre location.

KOKO sees circa 400,000 music fans through its doors annually. Unlike larger venues such
as The Hammersmith Apollo and O2 arena, KOKO remains a UK owned small business.

The venue originally opened as the Camden Palace and now operating under the renowned
KOKO brand has continually had to evolve as fashions, musical trends and culture have
changed, although the original trademark of a cultural icon has always remained. The
current proposals mark the next chapter in the operation of the KOKO, where music fans,
through social media can get closer than ever to their idols. The proposed private members’
development and associated facilities will expand on this principle and allow music fans to
extend their experience of KOKO and even share the same experiences as bands.

KOKO needs to remain relevant in an era where attendance at nightclubs and live music
events is declining. Leisure traditions and tastes have moved on, with concert goers
expecting a multi-facility experience including bars and restaurants.

The night time economy is a critical element of London’s economy. The London music
scene attracts millions of overseas tourists every year, who add to the economic and cultural
value. Music venues are seen as an integral cornerstone in our night time economy. Over
recent years, the music industry has experienced a period of substantial decline; this will
ultimately have a have a long and lasting impact on the UK’s culture and arts.

More recently, the economic uncertainty attributed to the UK decision to leave the European
Union has the potential to further damage the UK’s night time economy.

London’s Grassroots Music Venues — Rescue Plan (October 2015) and Progress
Update (January 2017)

In October 2015, the GLA published London’s Grassroots Music Venues — Rescue Plan in a
bid to understand why so many music venues had closed and what impact this was having
on London’s culture and economy. The taskforce found that London’s grassroots music
venues are pivotal to the ongoing success of the UK music industry and contribute to
London’s desirability as a place to live, work and visit. However, the taskforce found that
between 2007 and 2015 London lost 35% of its grassroots music venues.

It is understood that pressures from residential development, coupled with increasing costs
for grassroots music venues is proving too much and venues are closing. The taskforce also
identified signs of market failure within the music industry.

The taskforce proposed a rescue package for music venues to address the problems, setting
out an ambition to create new venues and harness the benefits of London’s tourism boom
through new promotional campaigns. In addition, the taskforce called for the way in which
experts, including planners, deal with issues relating to grassroots music venues.
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3.43. Since the rescue plan was published in 2015, London Mayor, Sadiq Khan, launched a new
campaign called #Londonisopen in July 2016 to highlight to the rest of the UK and the world,
that the capital city is open for business. The campaign has been endorsed by the Prime
Minister, Theresa May.

3.44. This campaign has also been supported by Mayor Khan’s appointment of the Night Czar,
Amy Lamé, and Philip Kolvin QC as the Chair of the Night Time Commission, thus further
demonstrating his commitment to the 24 hour economy in London.

3.45. More recently, the GLA published an update on its rescue plan in January 2017 detailing
what the taskforce have achieved so far. In summary, the progress update shows that the
number of grassroots music venues in the capital has remained stable for the first time in ten
years with 94 venues remaining.

3.46. With regards to progress in planning, the Mayor has pledged to apply the Agent of Change
principle in the next London Plan, whereby developers will be encouraged to work with the
local council and the music venue to ensure that live music is protected from amenity issues
arising, for example.

3.47. In addition, the Mayor’s new SPG for town centres and the Central Activities Zone refers
specifically to music venues and a Night Time Economy SPG will be published shortly for
consultation.

3.48. KOKO is a key player within the London Grassroots venues, providing a stage for both
unsigned, local talent along with recognised music acts. Several images of performances at
KOKO are illustrated within the Mayor’s rescue plan, demonstrating the importance of the
venue.

3.49. During the previous application, PR consultants Comm Comm UK made contact with the
Mayor’s office to inform them of the proposals. Whilst the scheme is not of a significant
scale to require direct involvement, an email response was received on the 5" December
2016 which confirmed:

“The restoration works that you are proposing sound very interesting and
the Mayor will be pleased to hear that this live music venue is being well
protected.”

3.50. A further meeting was held with Ed Bayes, GLA Culture at Risk Officer at City Hall on 24
October 2017. A letter was received from Amy Lamé (Night Czar) on the 26" October 2017
which gave support to the proposals:

“This project is an excellent example of culture led development, where a
cultural organisation is in the driving seat of development that will support
the local community and economy.”

3.51. Further information can be found within the Statement of Community Involvement.

3.52. The proposed development will not only enhance the facilities at the site to draw future
music fans and tourists alike to the site, but also enable both the top artists and grassroots
bands a space to perform. In essence, KOKO is key contributor to the cultural values of
both Camden Town, London and the wider global music scene.

3.53. The development brought forward within this proposal represents a viable and long term
solution to secure the economic future of Camden Palace. ‘KOKO’ was founded in 2004 and
has become an established, long standing music and entertainment venue, strategic both in
location and reputation as the pinnacle performing stage for many global and local music
and entertainment acts.

3.54. The proposed development seeks to support and complement the existing uses on the site
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in order to secure the long term sustainable future of the venue and boost Camden'’s local
economy. This includes the part refurbishment of KOKO, which requires a significant level
of investment to maintain the upkeep to the fabric of this Listed Building.
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4. Consultation

4.1. A comprehensive programme of engagement with the local authority, key stakeholders, local
businesses and the general public has been undertaken. This is set out in detail below and
within the accompanying Statement of Community Involvement. This builds on the
consultation undertaken under Option A.

Pre-application with LB Camden
4.2 A pre-application enquiry was submitted to LB Camden in August 2017.

4.3. Indigo Planning, Archer Humphryes Architecture, Stephen Levrant Heritage Architecture and
Tower Eight met with David Peres Da Costa (Planning), Alfie Stroud (Conservation) and
James Hammond (Transport) on 23 August 2017.

4.4, This meeting was followed by a site visit to explore the upper floors of the Hope and Anchor
Public House, which due to squatter access, had not been available previously. This gave
Alfie Stroud opportunity to view the quality of the building from a structural perspective. The
full pre-application response is contained in Appendix 2.

4.5. In summary, officer feedback advised that the principle of development would be acceptable,
subject to further clarification of the full operational management at the site of the private
members and KOKO operation. Conservation and Design raised some concerns over the
loss of the Hope and Anchor, should it be demolished.

4.6. The design evolved during October 2017 and a final pre-application meeting was held with
Conservation and Design officers to discuss the design. The revised proposals were
redesigned to remove the requirements to demolish the Hope and Anchor, above ground
floor. This was achieved by the redesign of the recording studio, to reduce its weight and
therefore structural pressure on the building. This resulted in the retention of the Hope and
Anchor Structure, but the removal of the internal floors and replacement, as consented
under Option A.

4.7. These amendments were reviewed by Conservation and Design and considered to achieve
a balance of significant changes within heritage benefits, and ultimately considered to be
acceptable in policy terms. This was confirmed in email correspondence set out in
Appendix 2.

4.8. Following extension feedback with Historic England, Theatres Trust and Victorian Society
under Option A, a follow up invitation to view the proposals was sent ahead of scheme
submission.

Public Consultation

4.9. A Statement of Community Involvement has been prepared by Comm Comm UK to support
the planning application.

4.10. This document details the public consultation methodology, parties that discussions were
held with and responses to the scheme.

4.11. The design evolution following the public consultation has been included as part of the
Design and Access Statement.

4.12. Following the extension public consultation undertaken under Option A, a follow up letter
was sent to all parties to invite members of the public and local amenity societies to view the
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proposals.
4.13. Further details are provided within the accompanying Statement of Community Involvement.
Planning Performance Agreement

4.14. A planning performance agreement is due to imminently signed was signed between the
applicant and the London Borough of Camden.
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5. Planning Policy

National Planning Policy Framework (2012)

5.1. The National Planning Policy Framework (NPPF) is a material consideration in the
determination of planning applications.

5.2. There are several key matters when assessing this proposal against development plan
policy. Namely, the presumption in favour of sustainable development; heritage;
employment; mixed use; access; and design. These matters are listed and discussed in the
planning considerations section below.

5.3. Para 6 highlights that the role of the planning system is to contribute to the achievement of
sustainable development.

5.4. Para 7 identifies that there are three dimensions to sustainable development:

“Economic role: contributing to building a strong, responsive and
competitive economy, by ensuring that sufficient land of the right type is
available in the right places and at the right time to support growth and
innovation; and by identifying and coordinating development
requirements, including the provision of infrastructure;

Social Role: supporting strong, vibrant and healthy communities, by
providing the supply of housing required to meet the needs of present
and future generations; and by creating a high quality built environment,
with accessible local services that reflect the community’s needs and
support its health, social and cultural well-being; and

Environmental role: contributing to protecting and enhancing our natural,
built and historic environment; and, as part of this, helping to improve
biodiversity, use natural resources prudently, minimise waste and
pollution, and mitigate and adapt to climate change including moving to a
low carbon economy.”

5.5. At the heart of the NPPF lies the principle of sustainable development as set out within Para
14.
5.6. Para 17 denotes the core principles of the NPPF which should “proactively drive and support

sustainable economic development to deliver the homes, business and industrial units,
infrastructure and thriving local places that the country needs”.

5.7. “‘Always seek to secure high quality design and a good standard of amenity for all existing
and future occupants of land and buildings.

5.8. Para 18 identifies that the Government is committed to securing economic growth in order to
create jobs and prosperity, building on the country’s inherent strengths, and to meeting the
twin challenges of global competition and of a low carbon future.

5.9. Para 21 demonstrates that local authorities should support existing business sectors.
5.10. Para 23 sets out that planning policies should be positive, promote competitive town centre

environment and set out policies for the management and growth of centres over the plan
period. Local planning authorities should:
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* Recognise town centres as the heart of their communities and pursue policies to support
their viability and vitality;

*  Promote competitive town centres that provide customer choice and a diverse retail offer
and which reflect the individuality of town centres; and

» Allocate a range of suitable sites to meet the scale and type of retail, leisure, commercial,
office, tourism, cultural, community and residential development needed in town centres.
It is important that needs for retail, leisure, office and other main town centre uses are
met in full and are no compromised by limited site availability.

Chapter 4 promotes sustainable transport.

Para 56 denotes that good design is a key aspect of sustainable development, is indivisible
from good planning, and should contribute positively to making places better for people.

Para 60 denotes that planning policies and decisions should not impose architectural styles
or particular tastes and they should not stifle innovation, originality or initiative through
unsubstantiated requirements to conform to certain development forms or styles. lItis,
however, proper to seek to promote or reinforce local distinctiveness.

Para 61 sets out that although visual appearance and the architecture of individual buildings
are very important factors, securing high quality and inclusive design goes beyond aesthetic
considerations. Therefore, planning policies and decisions should address the connections
between people and places and the integration of new development into the natural, built
and historic environment.

Para 66 denotes that applicants will be expected to work closely with those directly affected
by their proposals to evolve designs that take account of views of the community. Proposals
that can demonstrate this in developing the design of the new development should be looked
on more favourably.

Para 69 states that the planning system can play an important role in facilitating social
interaction and creating healthy, inclusive communities. Local planning authorities should
create a shared vision with communities of the residential environment and facilities they
wish to see. To support this local planning authorities should aim to involve all sections of
the community in the development of Local Plans and in planning decisions, and should
facilitate neighbourhood planning. Planning policies and decisions should aim to achieve
places which promote:

* Opportunities for meetings between members of the community who might not otherwise
come into contact with each other, including through mixed use developments, strong
neighbourhood centres and active street frontages which bring together those who work,
live and play in the vicinity.

» Safe and accessible environments where crime and disorder, and the fear of crime, do
not undermine quality of life or community cohesion.

« Para 70 notes that to deliver the social, recreational and cultural facilities and services the
community needs planning decisions should:

o Guard against the unnecessary loss of valued facilities and services, particularly
where this would reduce the community’s ability to meet its day-to-day needs; and

o0 Ensure that established shops, facilities and services are able to develop and
modernise in a way that is sustainable and retained for the benefit of the community.

Para 123 notes that planning policies and decisions should recognise that development will

often create some noise and existing businesses wanted to develop in continuance of their
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business should not have unreasonable restrictions put on them because of changes in
nearby land uses since they were established.

5.18. The NPPG further expands on this “The potential effect of a new residential development
being located close to an existing business that gives rise to noise should be carefully
considered. This is because existing noise levels from the business even if intermittent (for
example a live music venue) may be regarded as unacceptable for the new residents and
subject to enforcement action. To help avoid such instances, appropriate mitigation should
be considered, including optimising the sound insulation provided by the new development’s
building envelope.

5.19. Para 128 sets out that in determining applications, local planning authorities should require
an applicant to describe the significance of any heritage assets affected, including any
contribution made by their setting. The level of detail should be proportionate to the assets’
importance and no more than is sufficient to understand the potential impact of the proposal
on their significance.

5.20. Para 132 denotes that when considering the impact of a proposed development on the
significance of a designated heritage asset, great weight should be given to the assets’
conservation. Significance can be harmed or lost through alteration or destruction of the
heritage asset or development within its setting. As heritage assets are irreplaceable, any
harm or loss should require clear and convincing justification.

5.21. Para 133 sets out that where a proposed development will lead to substantial harm to or
total loss of significance of a designated heritage asset, local planning authorities should
refuse consent, unless it can be demonstrated that the substantial harm or loss is necessary
to achieve substantial public benefits that outweigh harm or loss.

5.22. Para 134 where a development proposal will lead to less than substantial harm to the
significance of a designated heritage asset, this harm should be weighed against the public
benefits of the proposal, including securing its optimum viable use.

5.23. Para 137 local planning authorities should look for opportunities for new development within
Conservation Areas and World Heritage Sites and within the setting of heritage assets to
enhance or better reveal their significance. Proposals that preserve those elements of the
setting that make a positive contribution to or better reveal the significance of the asset
should be treated favourably.

5.24, Para 140 sets out that local planning authorities should assess whether the benefits of a
proposal for enabling development, which would otherwise conflict with planning policies but
which would secure the future conservation of a heritage asset, outweigh the dis-benefits of
departing from those policies.

The Statutory Development Plan

5.25. The development plan for the Site comprises the following:
The London Plan (Revised 2016)

5.26. Policy 1.1 sets out the parameters for delivering the strategic vision and objectives for
London. The policy sets out growth and change management and how this will be
supported across all parts of London.

5.27. Policy 2.15 sets out the London Plan’s approach to Town Centre development and seeks to
support development which supports and enhances the competitiveness, quality and
diversity of town centre retail, leisure, employment, arts and cultural, and other consumer

and public services.

5.28. Policy 3.16 is key to this application and sets out the policy for the protection and
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enhancement of high quality social infrastructure, requiring development proposals to be
supported in light of local and strategic social infrastructure needs assessments. Facilities
are to be accessible to all sections of the community and be located within easy reach of
public transport. Wherever possible, the multiple use of premises should be encouraged.

5.29. Policy 4.1 sets out the policy for development London’s economy; to promote and enable the
continued development of a strong, sustainable and increasingly diverse economy across all
parts of London.

5.30. Policy 4.3 — Mixed use development and offices states that increases on the amount of office
floorspace within the CAZ should also provide a mix of uses including housing, unless this
mix would conflict with other London Plan policies. Outside the CAZ, mixed use
developments and redevelopments should consolidate and enhance remaining office stock
within strategically specified locations.

5.31. Policy 4.6 seeks to support London’s range of arts, cultural, professional sporting and
entertainment enterprises. The policy requires developments: to fulfil a sequential approach
and where necessary, complete an impact assessment; be located in sustainable locations;
be accessible to all and address deficiencies in facilities.

5.32. Policy 4.7 aims to bring forward capacity for retail, commercial, culture and leisure
development in town centres. The scale of development proposed should relate to the size,
role and function of the town centre and should be focused on sites within town centres. If
no town centre sites are available development should be focused on edge of centre sites.
Proposals for new or extensions to edge or out of centre sites will be subject to an impact
assessment.

5.38. Policy 5.3 aims to achieve the highest standards of sustainable design and construction.
Developments should demonstrate that sustainable design standards are integral to the
proposal and major development proposals should meet the minimum standards outlined in
the Mayor’s SPG and this should be outlined within a Design and Access Statement. The
standards include minimising carbon dioxide emissions, avoiding internal overheating, the
efficient use of natural resources and minimising pollution and the generation of waste.

5.34. Policy 6.3 development should not affect the transport network.

5.35. Policy 6.13 seeks to achieve a balance between promoting new development and preventing
excessive car parking. Developments should reference the maximum parking standards set
out in Table 6.2. Developments must also ensure that 1 in 5 spaces provide an electrical
charging point, provide parking for people with disabilities, meet minimum cycle parking
standards and provide for the needs of businesses for delivery and servicing.

5.36. Policy 7.3 sets out that developments should reduce the opportunities for criminal behaviour
and contribute to a sense of security without being overbearing or intimidating.

5.37. Policy 7.4 aims to protect local character by requiring developments to respect the form,
function, and structure of an area, place or street and the scale, mass and orientation of
surrounding buildings.

5.38. Policy 7.6 seeks for buildings and structures to be of the highest architectural quality,
utilising appropriate proportion, composition, scale and orientation. The development must
not cause unacceptable harm to the amenity of the surrounding land and buildings.

5.39. Policy 7.8 sets out that development should identify value, conserve, restore, re-use and
incorporate heritage assets where appropriate.

5.40. Policy 7.9 reiterates that regeneration schemes should identify and make use of heritage
assets and reinforce the qualities that make them significant so that can help stimulate
environmental, economic and community regeneration.
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CAZ SPD 2016

The application site is on the boundary of the identified Central Activities Zone (CAZ). The
CAZ SPG sets out guidance on managing the attractions within the CAZ as a global retail
and visitor destination to promote strategic clusters of cluster, arts and entertainment.

It is clearly relevant to apply some of these polices to the proposals, particularly as KOKO is
a recognised important venue to Camden and central London alike. The SPG documents
the importance of arts, cultural, tourism and entertainment activities which are integral to the
function and distinctive character of the CAZ. Such facilities make a vital contribution to
London’s cultural infrastructure day and night.

London’s cultural offer is very strong in comparison to other world cities. These venues and
their heritage value are critically important in maintaining London’s position as a world city
for culture and its appeal as a global visitor destination.

The SPD also recognises the significant contribution that cultural tourism makes to the
London economy. GLA research estimates that tourism attributable to cultural activities and
services helped to support 80,000 jobs, £7.3 billion in expenditure and £3 billion in gross
value added (GVA) during 2013.

Camden Local Plan

The Camden Local Plan was adopted on the 3 July 2017 and replaces the Camden Core
Strategy (2010) and Development Management Policies.

The policies relevant to this application are as follows:

Policy G1 states that the Council will create the conditions for growth to deliver facilities to
meet Camden’s identified needs and harness the benefits for those who live and work in the
borough. The Council will deliver growth by securing high quality development and
promoting the most efficient use of land and buildings. Development will take place
throughout the borough with the most significant growth expected to be delivered in locations
including Camden Town.

Policy H2 requires non-residential development to promote the inclusion of self-contained
homes as part of a mix of uses. The proposal takes into account the compatibility with the
character and operational requirements of the proposed non-residential uses and other
nearby uses.

Policy C1 specifies that the Council will improve and promote strong, vibrant and healthy
communities through ensuring a high-quality environment with local services to support
social and cultural wellbeing.

Policy C3 seeks to protect cultural and leisure facilities and manage the impact of adjoining
uses where this is likely to impact their continued operation. If a replacement facility is
provided, it should be the same or better standard than the facility which is lost and
accessible to its existing users. The Council will also seek opportunities for new cultural and
leisure facilities in major, mixed use developments and expect the siting of new facilities to
take into accounts its associated impacts. Large-scale facilities should be located where as
many people can enjoy their benefits.

Policy C4 seeks to protect public houses which are of community, heritage or townscape
value. The Council will grant planning permission where it can be demonstrated that the
proposal would not result in the loss of pubs which are valued by the community unless
there are equivalent premises available capable of meeting the community’s needs. The
Council will also seek the retention of significant features of historic or character value where
a public house is converted to an alternative use.
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Policy C5 aims to make Camden a safer place. The policy will require developments to
demonstrate that they have incorporated design principles which contribute to community
safety and security, particularly in Camden Town. The Council will promote safer streets
and public areas and address the cumulative impact of food, drink and entertainment uses in
Camden Town and ensure Camden’s businesses take responsibility for crime through
effective management and design.

Policy C6 requires proposals to promote fair access and remove the barriers that prevent
everyone from accessing facilities and opportunities. This will be achieved by expecting all
building and places to meet the highest practicable standards of accessible and inclusive
design; locating facilities in the most accessible parts of the borough and expecting spaces,
routes and facilities between building to be fully accessible.

Policy E1 sets out to secure a successful and inclusive economy in Camden by creating the
conditions for economic growth and harnessing the benefits for local residents and
businesses. The Council will (where relevant to this proposal) support businesses of all
sizes, encourage the creative and cultural businesses in the borough and recognise the
importance of employment generating uses including leisure and tourism.

Policy E2 encourages the provision of employment premises and sites in the borough. The
Council will consider sites that suitable for continued business provided that the scheme
would increase employment opportunities for local residents, including training and
apprenticeships.

Policy E3 recognises the importance of the visitor economy in Camden and will support
tourism development and visitor accommodation. The Council will expect new, large scale
tourism development in King’s Cross and smaller-scale accommodation in Camden Town.
All tourism development must be easily reachable by public transport, provide any necessary
pickup points for taxis and coaches, not harm the balance and mix of uses in the area and
local character.

Policy A1 seeks to protect the quality of life of occupiers and neighbours. Planning
permission will be granted unless it causes unacceptable harm to amenity.

Policy A2 Open Space states that the local authority will protect, enhance and improve
access to parks. The LPA will seek for a contribution towards open space.

Policy A3 Ecology seeks for development to ensure that there is no disturbance to habitats
and species during demolition and construction.

Policy A4 will seek to ensure that noise and vibration is controlled and managed.
Development should have regard to Camden’s Noise and Vibration Thresholds. Planning
permission will not be granted if development is likely to generate unacceptable noise and
vibration impacts or, if development sensitive to noise is proposed in locations which
experience high levels of noise, unless appropriate attenuation measures can be provided.
The Council will also seek to minimise the impact on local amenity from deliveries and from
the demolition and construction phases of development.

Policy A5 states that the Council will permit basement development where it is demonstrated
it will not cause harm to neighbouring properties; the structural, ground, or water conditions;
the character and amenity of the area; the architectural character and the significance of
heritage assets.

Policy D1 sets out the design requirements to secure high quality design in development.
The Council will expect excellence in architecture and design and resist development of poor
design that fails to take the opportunities available for improving the character and quality of
an area and the way it functions.

Policy D2 states that that the Council will preserve and, where appropriate, enhance
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Camden’s rich and diverse heritage assets and their settings. This policy reiterates the
requirements of the NPPF.

Policy CC1 requires all development to minimise the effects of climate change and
encourage all developments to meet the highest feasible environmental standards that are
financially viable during construction and occupation. The policy sets out several
requirements including the promotion of zero carbon development and the encouragement
of sensitive energy efficiency improvements.

Policy CC2 requires development to be resilient to climate change and should adopt
appropriate green infrastructure. The Council will also promote and measure sustainable
design and construction.

Policy CC3 will seek to ensure that development does not increase flood risk and reduces
the risk of flooding where possible.

Policy CC4 states that the Council will ensure that the impact of development on air quality is
mitigated and ensure that exposure to poor air quality is reduced in the borough.
Development that involves significant demolition and construction will also be required to
assess the risk of dust and emissions impacts in an Air Quality Assessment and include
appropriate mitigation measures to be secured in a Construction Management Plan.

Policy CC5 seeks to make Camden a low waste borough. The Council aims to reduce the
amount of waste produced and make sure that development include facilities for the storage
and collection of waste and recycling.

Policy TC2 will promote successful and vibrant centres throughout the borough to serve the
needs of residents, workers and visitors. The Council will seek to protect and enhance the
role and character of each of Camden’s, ensuring that new development is of an appropriate
scale and character for the centre in which it is located. It will also provide for and maintain
food, drink and entertainment and other suitable uses to provide variety, vibrancy and choice
and make sure that they do not have a harmful impact on residents and the local area.

Policy TC4 states that the Council will ensure that the development of town centre uses,
including food, drink and entertainment uses, do not cause harm to the character, function,
vitality and viability of a centre, the local area or the amenity of neighbours. The Council will
determine the impact using the criteria set out within the policy.

Policy T1 promotes sustainable transport by prioritising walking, cycling and public transport
in the borough.

Policy T2 states that the Council will limit the availability of parking and require all new
development in the borough to be car-free.

Policy T4 will promote the sustainable movement of goods and materials and seek to
minimise the movement of goods and materials by road.

Camden Town Conservation Area Appraisal and Management Strategy

The Camden Town Conservation Area Appraisal was fully adopted in 2011. In terms of the
application site, it includes a listed building which is also identified as a focal building and
two positive contributors in terms of the Hope and Anchor and 1 Bayham Street/65 Bayham
Place.

Within the document KOKO is noted as:
“On the north corner stands Koko, until recently named the Camden

Palace, and built as a popular early 20th century venue, the Royal
Camden Theatre, with a seating capacity of 3000. The building was
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designed by W G R Sprague and dates from 1900-01. It has a lively
frontage decorated with ionic columns, sharply curved broken pediments
and an unusual copper dome. Opposite, the Crowndale Centre occupies
the corner of Eversholt Street and Crowndale Road. A large Edwardian
former Post Office building, it was converted to Council offices in 1987-89
by Rock Townsend architects. It has fussy Post-Modern inspired
trimmings on an already busy stone and brick exterior. Its wide, curved
cantilevered roof is visible in long views up the High Street.

In terms of key views, this includes:

e The Views south along Camden High Street from raised ground north of junction
with Delancey Street, with views of Koko (former Camden Palace) and the
Crowndale Centre, and upper storeys of Greater London House above roofline of
Camden High Street are noted as important views.

¢ Views south along Camden High Street from raised ground north of junction with
Delancey Street, with views of Koko (former Camden Palace) and the Crowndale
Centre, and upper storeys of Greater London House above roofline of Camden
High Street.”

Supplementary Planning Documents and Guidance
5.76. Other documents relevant to the proposals include:

* London Plan — Town Centres (July 2014);

* London Plan — Sustainable Design and Construction (April 2014);
* London Plan — Social Infrastructure (May 2015);

* London Plan — Accessible London: Achieving an Inclusive Environment (October 2014);
« Energy efficiency planning guidance for conservation areas;

e CPG 1 - Design;

* CPG 3 — Sustainability;

* CPG 5 - Town Centres, retail and employment;

* CPG 6 — Amenity;

e CPG 7 — Transport; and

* CPG 8 — Planning obligations.
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6. Key Considerations

Principle of development
The protection and enhancement of a music and cultural venue

6.1. The proposed development will ultimately strengthen and enhance KOKO and ensure it
remains as a major asset to London’s economy, attracting the best talent into Camden
Town. lIts role in the past, present and future are critical to the wider success of the night-
time economy within Camden Town.

6.2. The benefits of KOKO are not solely reserved to Camden Town; the artists attracted to
perform at the venue in turn draws visitors from across London, the UK and the rest of the
world. This enables KOKO to attract significant numbers of local, national UK residents and
international visitors into Camden Town.

6.3. KOKO is therefore a very special asset to Camden Town and the Borough of Camden,
offering a unique, high quality venue giving a range of grassroots musicians, all the way up
to the top talent the opportunity to perform.

6.4. The applicant recognises the unique value which the KOKO brand can offer, and the
proposals seek to enhance, enrich and advance the offering at the site to ultimately deliver a
unique cultural institution for future generations. The applicant recognises that there is a
strong balance between the protection of the KOKO offering, whilst ensuring that it remains
a viable and sustainable business in a challenging climate for live music venues.

6.5. The NPPF supports the development of a strong and vibrant economy and to support strong
healthy communities. Indeed Para 17 supports “sustainable economic development to
deliver the homes, business and industrial units, infrastructure and thriving local places that
the country needs”.

6.6. The site is located within Camden Town centre, an area recognised within NPPF para 23 as
crucial to the vitality and viability of communities. Town Centres are to be competitive
locations which provide customer choice and a diverse range of offer to support the
individuality of the town centre. Camden has a strong music heritage, which is key to its
town centre and overall character. The proposal therefore accords with aspiration of the
NPPF and London Plan policy 2.15, 3.16 and 4.1. It also meets Camden policy G1.

6.7. Likewise, the proposals will create a new cultural hub which the general public can benefit
from. The development will enable interactions with different parts of the community by
reinstating the Hope and Anchor public house, jobs for local people, spaces for the
community to utilise e.g. rehearsal space, alongside a globally renowned music venue
attracting people from all over the UK, Europe and the rest of the world. This meets with the
expectations of Para 69 of the NPPF.

6.8. The aspiration for this application is fully supported by the London Mayor and the policies
within the London Plan (Policy 4.6 London’s economy) which recognises the intrinsic link
between the continued success of London’s diverse arts, cultural, entertainment enterprises
and the economic benefits that they can offer to residents, workers and visitors.

6.9. This is further supported by the outcome of the live music venues taskforce, who published
“London Grassroot Music Venue Rescue Plan” in October 2015, and a progress report in
January 2017. This report further identifies the need for grassroots venues to be supported
within London, to ensure that the talent stream for future acts is maintained.
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6.10. The retention of important cultural venues within Camden is also iterated within Policy C3
and associated supporting text. This policy supports the retention of theatres within Camden
and recognises their important contribution into the cultural fabric of the Borough. This
supports the proposal for the retention and upgrade to the KOKO theatre and ensures
compliance with the policy.

6.11. Developments should be located on sites where there is good or planned access by public
transports and be accessible to all members of the community, including disabled and older
people. Most importantly the London Plan seeks for developments to address deficiencies
in facilities and provide a cultural focus to foster more sustainable communities. The site is
well accessed within a PTAL 6b location.

6.12. This sense of a sustainable development is the main drive behind the proposals. KOKO
already offers a very strong arts programme into Camden Town community. The application
seeks to provide complementary facilities and services to harness and cultivate the offering
of the live music venue. The private members, restaurant and bars will ensure the offer of
KOKO is enhanced in a sympathetic and sustainable manner.

6.13. London Plan policies 4.6 and 4.7 identifies that London’s cultural and creative sectors are
central to the city’s economic and social success. The Mayor seeks to maintain the capital’s
status as one of the greatest world cities for culture and creativity. London’s internally
renowned historic environment, natural landscape and cultural institutions, including
museums, galleries and theatres, are a defining part of the capital’s heritage.

6.14. Culture plays a valuable role in place shaping, especially by engaging younger people in
wider community activity. This engagement of all sectors of society is fully endorsed by the
London Plan. The aspiration for KOKO is to continue to deliver the best talent on the music
circuit to ensure that they remain a relevant cultural venue for future generations. The
proposals are supported by policy C3 which seeks to protect cultural facilities important to
the identity of the borough.

6.15. The London Plan also recognises the importance of the night time economy and the need for
entertainment and socialising venues to remain within appropriate locations. The
endorsement to the KOKO operation through this application and ultimate delivery of a world
class music venue with supporting facilities is therefore supported.

Private Members Club

6.16. The proposed private members use is considered to be entirely appropriate given its location
within Camden Town Centre. This is the most appropriate location for a private members
club development. This is supported by London Plan policy 2.15, 4.1 and 4.5. Indeed, LP
policy 4.5 promotes the growth of visitor accommodation. The proposals also meet with LB
Camden policy TC4 and TC2.

6.17. The private members development is considered to be an appropriate use within Camden
Town Centre, in line with policy E3.

6.18. The development will create an active frontage at ground floor, with members able to access
via Crowndale Road and also through the Hope and Anchor Pub. This will assist in natural
surveillance along Bayham Place, Crowndale Road and Bayham Street reducing the
opportunity for crime.

6.19. The site is well connected to public transport and will remain car free. A transport
assessment has been prepared which covers servicing including taxi drop off and pick up
arrangements and is considered in more detail at 6.155.

6.20. The private members club will create a unique asset to support the creative and cultural hub
of Camden Town. The private members will also promote the daytime and evening uses at
the site. During the day, the private members club will provide flexible floorspace for
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members to utilise, to dine, meet clients, have corporate events, study/work; whilst in the
evenings the venue will provide leisure space for drinking, dining and socialising. On KOKO
events, the private members will be vitalised by the live music, and any leakage of sound
from the KOKO venue will be part of the experience.

Re-use and revitalisation of the Public House

6.21. The Hope and Anchor Public House closed in late 2013. It has since been vacant, although
squatters did temporarily gain possession.

6.22. The pub originally ceased to trade following a planning application for consent to convert the
Public House in residential flats. Evidence submitted as part of the planning application
demonstrated that the business had been failing for some time with rising beer rates and
rents.

6.23. The public house is to be retained within the scheme, but utilised within the development to
provide a better community facility. The pub will be reinstated as a restaurant to provide a
‘gastropub’ style food/drink facility. Whilst the offer will be slightly different than historically,
the new offer will secure the future of this facility and reinstate a public house to benefit the
community. The restaurant will be open to local residents, KOKO customers and private
members. This is a benefit to the local community and is in line with aspirations for LB
Camden policy C1 and C4 to retain the role of public houses.

6.24. The ground floor will also include some floorspace for ancillary retail such as merchandise
for KOKO, gig tickets, band merchandise. This is entirely ancillary to the operation at the
site.

Loss of Office accommodation

6.25. Part of the proposed development includes for the redevelopment of 65 Bayham Place and 1
Bayham Street. These buildings are intertwined, turning the corner between Bayham Place
and Street.

6.26. The private members club will provide meeting and workspace for its members during

normal working hours. It is estimated that this could easily re-provide the amount of
workspace that was historically provided on site, albeit in a more modern and flexible form to
meet the requirements of modern businesses.

6.27. As set out within the planning history, No.1/No.65 were previously occupied for office
accommodation.

6.28. In addition, the London Borough of Camden have previously granted consent for the loss of
this office space in the Option A planning scheme. The Economic Development team
accepted that the re-provision of office floorspace would not be feasible and this position
should therefore remain.

6.29. Whilst new homes are recognised as the top priority land use within Camden, policies E1
and E2 seek to protect existing employment sites and premises that meet the needs of
modern industry and other employers. The London Plan policy 4.3 also recognises that
mixed use developments and redevelopment outside of the CAZ should enhance remaining
office stock within strategically specified locations. As the site is not designated within local
policy for office accommodation, its location within Camden town centre identifies that the
site is appropriate for a range of uses.

6.30. Equally NPPF Para 22 supports that there may be alternative uses of land and building and
that applications for such change should be treated on their merits having regard to market
signals and the relative need for different uses to support local communities.

6.31. Whilst the proposals result in some loss of office accommodation, the poor quality of the
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existing accommodation coupled with the wider economic benefits associated with the
proposals will clearly outweigh this loss. A full assessment of the proposals against policy
E2 and Camden Guidance CPG5 is set out in the following table:

Criteria of Paragraph 6.4 of CPG5

Assessment

The age of premises

The accommodation does not represent
modern office floorspace. The premises
were constructed in the 1800’s and have
undergone modifications during the late 20t
century to convert them to offices.

Whether the premises include features
required by tenants seeking modern office
accommodation

The change of use to residential was
approved by the Council under previous
ownership for 3 residential apartments.
Whilst the conversion was not completed,
the premises have been stripped out of
internal fixtures and fittings and partly
converted. The purchase of the property by
the applicant has prevented further
conversion.

The premises are not considered to include
features required by tenants seeking
modern office accommodation.

The office accommodation is very minor
and could only have provided a maximum
of 337sgm GIA of office accommodation.

This was set over 3 floors. The premises
could not be considered to be high quality
accommodation and would likely have
provided jobs at a reduced ratio of workers
to floorspace. It is considered at best that a
maximum of 15 full time employees would
have been employed within this space.

The continued use of the property in its
existing form will require substantial works
of refurbishment to address disrepair. The
building also fails to meet modern
performance standards for offices.

The historic nature of the premises has
restricted floor plates and ceiling heights at
third and fourth floors as a result of the
mansard roof.

The premises were not constructed at
modern office worker to floorspace ratio.
Indeed, it is estimated that due to the
traditional layout of the building, maximum
occupancy could not be reached (result of
lower ceiling heights and fragmented
floorplate).
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The quality of the premises and whether it
is purpose built accommodation

The existing building is not purpose built for
offices. They have undergone internal
changes to accommodate a range of
businesses.

Whether there are existing tenants in the
building and whether these tenants intend
to relocate

The premises are vacant.

Evidence of marketing evidence on loss of
office

A marketing assessment is not considered
to be appropriate as it fails to recognise the
unique and complex nature of the re-
provision across the wider site.

The overall scheme and associated
benefits will deliver more jobs than
historically generated from the office
accommodation. This coupled with the
other community benefits such as making
KOKO'’s facilities available to the
community i.e. recording studio. The
development therefore leads to more
significant benefits that outweighs the
perceived loss of an empty and derelict
building.

In essence, the existing premises are very low quality and provide a very minor amount of

office accommodation.

It could be argued that the prior approval for change of use from office to residential is a
material consideration to the ‘loss’ of the office accommodation. Indeed, the office
accommodation had already stopped operating and the premises considered unfit for
purpose. The site was then acquired by the applicant to prevent the change of use. In
essence, as the development proposal will enable additional jobs across the site, along with
some replacement office floorspace through the proposed facilities, the redevelopment of
this building has greater benefits to the character of the Town Centre.

In terms of actual numbers of jobs created by the development, the proposed development
is supported by policies E1 and E2 to secure a strong economy in Camden. This policy
recognises and encourages the creative and cultural businesses along with development of

the tourism sector.

The retention of 65/1 Bayham Place has been explored but cannot be achieved without

impacting on the deliverability of the proposals.

The development includes:

* The private members club will provide conference facilities and workspace, which whilst
not formally recognised by Camden should be regarded as B1 floorspace.

* The development proposals will create informal areas for private members, local
residents, tourists and visitors to utilise. Spaces such as bars/restaurants are key
informal employment spaces within London, specifically for flexible and agile working,
such space whilst not recognised in planning policy is a key element of 215t Century office
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stock.

» Re-provision of office for the re-provision of office and meeting accommodation to be
utilised by both the private members and KOKO.

* The scheme will also make an important contribution to the wider aspiration to create a
cultural quarter in Camden.

» The proposed development will enable the Koko Club to thrive in the long term, against a
backdrop of music venues closing across London as a whole. KOKO currently employs
46 FTE staff.

» The development will lead to the creation of between 70-100 full and part time jobs (this
may fluctuate after displacement, leakage and substitution).

* The development will also create jobs in the construction phase, expected to create 96
new jobs within one year.

» Provision of significant opportunities for skills development and training, both during the
construction phase of the development and once new space at the proposed
development has been let.

* Food and Beverage space within the site will be open during the day and usable for
informal work space.

In summary, whilst policy E2 seeks to protect the loss of office accommodation, the
application proposals will lead to significant economic benefits including an increase in jobs
for the local economy well in excess of what is currently generated from the site. The
existing accommaodation is of poor quality and is unfit for purpose. This minor loss of poor
quality office accommodation will be outweighed by the significant benefits that the
development proposals will bring to the local Camden and wider London economy.

Mixed use

Policy H2 sets out that where a proposal will increase the total gross floorspace of a site in
the Central London Area or within a town centre by 200sgm, a contribution to the supply of
housing will be sought. Where appropriate, the council will negotiate up to 50% of the net
uplift of gross floorspace (GIA) as housing. The council will require any secondary use to be
provided on site, particularly where 1,000sgm (gross) of additional floorspace or more is
proposed. Where inclusion of a secondary use is triggered by the policy but cannot
practically be achieved on the site, the Council may accept a contribution to the mix of uses
elsewhere in the area, or exceptionally, a payment in lieu.

Applying this policy to the site, Table 1 provides information on the proposed land use:

Land Use

Existing
Floorspace sqm

Proposed
Floorspace sqm

Difference +
sgm

50% Uplift

Non-residential

6055

7279

1224

612

Table 1

6.40. Policy H2 states that in considering whether a mix of uses should be sought, whether it can
practically be achieved on the site, the most appropriate mix of uses, and the scale and
nature of any contribution to the supply of housing and other secondary uses, the Council
will take into account the following criteria:

a. The character of the development, the site and the area;
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b. Site size, and any constraints on developing the site for a mix of uses;
c. The priority the Local Plan gives to the jewellery sector in the Hatton Garden area;

d. Whether self-contained housing would be compatible with the character and operational
requirements of the proposed non-residential use and other nearby uses;

e. Whether the development is publicly funded or serves a public purpose;

f. The need to add to community safety by providing an active street frontage and natural
surveillance;

g. The extent of any additional floorspace needed for an existing user;
h. The impact of a mix of uses on the efficiency and overall quantum of development;

i. The economics and financial viability of the development including any particular costs
associated with it; having regard to any distinctive viability characteristics of particular
sectors such as building-to-let housing; and

j- whether an alternative approach could better meet the objectives of this policy and the
Local Plan.

6.41. The feasibility of providing on-site residential accommodation as part of the application
proposals is considered against the main criterion of policy H2 below:

a. The character of the development, the site and the area

6.42. Camden Town (the area) is described in the Core Strategy as a vibrant centre which has
three broad character areas; the commercial heart in the markets and around Camden tube
station, the southern area which provide a more traditional high street shopping experience,
and Chalk Farm to the north with its mixed uses of restaurants, bars and specialist shops.

6.43. The site is located within the commercial heart of Camden. KOKO is a significant local and
regional employer as well as a key regional and international tourist destination. KOKO has
both a physical and cultural heritage which is of value and contributes to the wider character
of Camden Town.

6.44. The site and its immediate neighbours are commercial in character. Whilst the Hope and
Anchor Public House and 65 Bayham Place have been vacant for some time, they were
previously in commercial use. Whilst Camden policy gives priority for housing, this is not to
the detriment to protect some non-residential uses across the borough. It is also noted that
priority for housing needs to be considered, the context of the characteristics of specific
areas, sites and properties.

6.45. The supporting text to policy H2 recognises that there are a number of circumstances where
a mix of uses may not be sought, in particular, paragraph 3.48, bullet point two. This
includes situations where a secondary use is not compatible with the primary use.

6.46. Given the nature and character of the application site as one of the most important
independent live music venues in London and the important role it plays in contributing to the
commercial and cultural well-being of Camden, the site is not considered to be an
appropriate location to accommodate a mix of uses that includes residential because this
would impact detrimentally on its commercial viability. Ultimately, KOKO is a live music
venue. By association this leads to noise and vibration, which would be a nuisance to a
permanent residential use at the site that could prejudice KOKO'’s operations as a leading
music venue.

6.47. On this basis, we do not consider that KOKO and residential uses are capable of co-existing
effectively on the site. The Grade Il listed nature of the KOKO venue means that full
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insulation to prevent the leakage of noise/vibration cannot be mitigated without extensive
intrusive works into the historic fabric of the listed building. This has been explored within
the accompanying heritage statement, design and access statement, noise impact
assessment and structural investigation.

6.48. The location of permanent residents in such proximity to a live music venue would likely
result in the decline of the operation of KOKO. These concerns were the principle reasons
behind the applicant’s acquisition of the Hope and Anchor and 1/65 Bayham Place, following
grant of residential uses.

6.49. Notwithstanding the constraints of the site in providing on site residential uses, the
application proposals will introduce new complementary uses that will further diversify and
enhance the character of the site and create new employment opportunities and benefits to
the local economy.

b. Site size, the extent of the additional floorspace, and constraints on including a mix
of uses

6.50. The site has a number of physical and heritage/townscape related parameters that limit the
extent to which it can accommodate additional development that is feasible. The heritage
and design analysis set out within the Design and Access Statement and Heritage
Statement provide a comprehensive analysis of the key development parameters and
associated constraints.

6.51. As a consequence, the proposed physical interventions (which include the demolition of an
existing building) and the reconfiguration and development of other buildings and spaces)
represent the optimum sustainable development solution.

6.52. In terms of providing the maximum level of viable development whilst ensuring the design
endures that the special significance of the Grade Il listed building and character of the
surrounding Conservation Area is preserved. Through comprehensive discussions with key
stakeholders, including Historic England and LB Camden the design and extent of the
development has evolved to meet the applicants own aspirations for the site, whilst
balancing these with all other material considerations, including heritage, viability,
sustainability, access, amenity requirements.

6.53. Alongside the delivery of a new cultural hub, there is also an objective to deliver
enhancements to the experience of the building. The circulation spaces within KOKO are
poor and these will be enhanced providing new routes through the Grade Il listed building.

6.54. The creation of the private members club along Bayham Place will upgrade the appearance
of the Mews, building on the back of house and unattractive plant space currently serving
KOKO. This will improve the current security for pedestrians with additional surveillance.

6.55. The physical requirements of residential accommodation such the need for separate cores,
access, entrances, amenity space, waste storage facilities would erode the ability to fit all the
elements of the private members and food and beverage space on the site.

c. The priority the Local Plan gives to the jewellery sector

6.56. Criterion C of Policy H2 is not applicable to this development proposal, as the site is outside
the Hatton Garden area.

d. Whether self-contained housing would be compatible with the character and
operational requirements of the proposed non-residential use and other nearby uses

6.57. For the reasons set out at paragraph 6.42- 6.49 of this statement, self-contained housing
would not be compatible with the character and operational requirements of the proposed
non-residential use due to the prominence of KOKO as an important grassroots music

The Hope Project, Camden, London, NW1 7JE - -
rpt.013.SDR.24070002 " I

Indigo Planning on behalf of The Hope Lease Limited



Page 37

venue, and for the impacts on residential amenity, including noise and vibration as set out in
the justification under part a.

e. Whether the development is publicly funded or serves a public purpose

6.58. The development is not publicly funded but does generate a series of public benefits centred
on improving the vitality and viability of Camden Town centre.

6.59. The funding of the development is between the landlord and tenant. The development of the
private members club and associated food and beverage space is necessary to supplement
the income of KOKO. The maintenance costs associated with a functioning music hall is
demanding and therefore requires significant income. The private members club and food
and beverage spaces, therefore, act as enabling development to ensure longevity of KOKO.

f. the need to add to community safety by providing an active street frontage and
natural surveillance

6.60. The mix of uses on site does not preclude the development from securing active frontages
and ensuring natural surveillance exists. The current layout of the site, due the vacant
nature of the Hope and Anchor public house and the 65 Bayham Place limits the amount of
natural surveillance here.

6.61. KOKO has a strong active frontage on Camden High Street, and Crowndale Road benefits
from queuing visitors to the site, along with on-site security. KOKO is therefore a self-
regulating space where activity and natural surveillance prevail.

6.62. The proposed development will elongate the operational hours of the music venue and
provide active uses in buildings to the rear of the site. At present activity at KOKO is heavily
focused on performances in the evening, predominantly at the weekend. The applicant is
looking to ensure the optimum use is made of the site, trading over a longer period of time.
KOKO will be able put on performances during the day, and over increased number of days
across the week. In terms of daytime usage, there is an aspiration for a range of daytime
activities such as film screenings, exercise classes, art shows, tea dances and educational
lectures.

6.63. The private members club and restoration and reopening of the Hope and Anchor Public
House to the rear of the site will clearly upgrade the activity at the site. The additional uses
will give greater natural surveillance and create a safer environment for both local residents
and users of the site.

d. The extent of any additional floorspace needed for an existing user

6.64. The urban design, townscape and heritage analysis has identified that the site is very
constrained. The Grade Il listed status of KOKO limits the interventions that can take place
at the site without harming the character of the building and wider conservation area. The
extension of gross floorspace is needed to help ensure the economic viability of the site for
future use.

6.65. The limited space at the site through the proposals needs to be directed towards the cultural
hub requirements of KOKO rather than residential use.

h. The impact of a mix of uses on the efficiency and overall quantum of development

6.66. The site comprises predominately a live music venue (Use Class D2). The proposed
development has been carefully designed to promote complementary uses to secure the
long term viable future operation of KOKO as a live music venue. Residential uses would
not be a compatible secondary use on the site for the reasons set out above, relating to
viability and design considerations. Clearly a conflict would exist between the residential
dwellings and the operation of KOKO for its live music status.
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Policy C3 demonstrates the Council’s commitment to protecting cultural and leisure facilities
within the borough. In particular, the policy recognises the important contribution that live
music venues provide to the attractiveness of Camden. It also recognises (para 4.52) that
some of Camden'’s cultural and leisure facilities are considered to be at risk from demolition
or a change of use due to the high values generated by alternative uses, particularly
housing.

The development of residential units would strongly threaten the operation of KOKO as a live
music venue and it is not considered a compatible use. A private members club along with
food and beverage outlets are much harmonious with KOKO'’s offer.

i. the economics and financial viability of the development including any particular
costs associated with it, having regard to any distinctive viability characteristics of
particular sectors such as build-to-let housing

The appointed architects, Archer Humphryes and Stephen Levrant Heritage Architecture,
have undertaken analysis of the site and townscape as part of the design process.
Moreover, extensive consultations have taken place with LB Camden’s own Consultation
and Design officers, together with other Key Stakeholder including Historic England, the
Victorian Society, the Theatres Trust and Local Conservation and Amenity Societies.

The proposals represent the optimum level of development that will complement and
enhance the overall offering of KOKO as a leading music venue.

The additional development will result in a more sustainable and viable use of the site.
Reducing the proposed complementing uses to include residential would impact upon the
optimum mix, rendering the overall proposals unviable, notwithstanding all other implications
associated with providing residential uses onsite.

Firstly, by incorporating up to 612sqgm of residential uses within the development, the
reduction in the amount of available floorspace to facilitate the growth and refurbishment of
Grade Il listed KOKO could undermine its viability. There is a clear need for refurbishments
to KOKO as demonstrated within the Schedule of Works. These works are necessary to
ensure the long term sustainable future for the site. The economic sustainability would be
threatened where additional floorspace or site capacity considered vital to support the KOKO
operation needed to instead be made available for residential provision.

As previously set out, issues would arise in terms of the compatibility of residential use and a
live music venue to operate side by side. In design terms, the need to address the
established quality standards relating to residential accommodation (in particular noise and
vibration) could not be sustained.

A full schedule of cost together with a viability assessment has been produced and forms
part of the application submission. This indicates that given the significant heritage
constraints of the site, coupled with the high maintenance costs and unique nature of the site
as a leading independent music venue, the financial viability of the proposed development is
unable to provide a contribution towards housing provision and further explanation of this is
provided at paragraph 6.77 of this statement.

This assessment of alternative sites mirrors our previous application in which officers
requested the application to explore off-site delivery in the wards of Regents Park, Camden
Town with Primrose Hill, Cantelowes and St Pancras and Somers Town.

Full details of this search are provided within Appendix 3 however, in conclusion, the search
indicates that no other sites have been found to be suitable, available or achievable.

Equally, the applicant does not own any other sites within the borough which could be
utilised for off-site provision.
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g. Payment in Lieu

The final criteria of the policy is contained within paragraph where it states that in
exceptional circumstances, the Council may accept a Payment in Lieu. Based on the
evidence submitted and the circumstances of the site, it was considered that residential
floorspace is required as part of the application then the exceptional circumstance of a
payment in lieu towards housing should be reached.

Viability

A viability assessment has been prepared by ULL. This document assesses the
development proposals and the associated costs associated with the refurbishment and
maintenance of the Grade Il listed venue.

The viability assessment has been prepared to assist in the consideration of H2 policy. The
viability assessment fully assesses the options of a payment in lieu instead of provision
onsite, which cannot be delivered as set out above.

The viability assessment indicates that given the significant heritage constraints of the site,
coupled with the high maintenance costs and unique nature of the site as a leading
independent music venue, the financial viability of the proposed development is unable to
provide a contribution towards housing provision.

Design

The design of the proposal has been informed by extensive pre-application and consultation
with LB Camden officers and other key stakeholders including Camden Town Conservation
Area Committee, Historic England, Victorian Society and Theatres Trust.

Design discussions with the Council and the above stakeholders helped to inform the
consented scheme and many of the design considerations remain the same. The proposal
continues to seek high-quality design whilst enhancing the Grade Il listed status of KOKO.
The proposal therefore accords with Policies D1 and D2.

The accompanying Design and Access, Heritage and Structural Reports set out the overall
design rationale and should be read together. Overall, the proposals can be broken down
into the following key elements:

The Dome

The Dome is currently an underutilised space within the KOKO building. It is used to store
the old water tanks to the building. The development scheme therefore proposes to restore
and refurbish the dome to enable its use as part of the KOKO venue. The dome bar
provides a unique opportunity to use this attraction space.

The utilisation of the dome for a drinks bar will facilitate the use of a heritage asset to be
enjoyed by all. Through a creation of a small doorway within the existing tower, access can
be provided via an interconnecting corridor through the sky lobby. Level access to the dome
bar will be taken via the guest lifts within the private members club.

The limited loss of historic fabric is considered to be of less than substantial harm to the
overall calibre of the listed building. There are no external changes to the dome on the main
elevation fronting Camden High Street. As such, the dome will remain a prominent local
landmark (albeit restored and refurbished to its former glory).

The Sky Lobby

The sky lobby is part of the private members club and therefore operated by The Hope
Private Members Club. The sky lobby will provide drinking and dining facilities, with indoor
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and outdoor access onto terraces overlooking Crowndale Road.

6.88. The skylobby has been designed of predominantly glazed features to enable visitors to fully
experience the attractive roofscape of KOKO, its dome and reinstated cupula. The sky lobby
is accessed by the lifts within the private members building.

6.89. The sky lobby has been designed to bridge the gap in the roofscape between the dome and
the flytower. Its scale and proportions have been carefully designed to cause the minimum
harm to the historic building below, whilst providing an attractive revenue generating space
to support the operation of KOKO.

6.90. The sky lobby is formed with an exposed steel frame clad with a patent glazed roof and
Crittall doors and windows. These materials are wholly appropriate in detail and materiality
against the Grade Il listed building.

6.91. The structural survey explores the support required within the KOKO premises to enable the
rooftop development. The roof top lobby, one storey below rests on a plinth set above the
existing roof of the KOKO auditorium. The pavilion has a hipped pitched roof and the roof is
entirely glazed. The structure is supported by a 2no. 2 deep trusses from which the new
floor and roof joints span.

Internal/External Upgrades to Theatre

6.92. The application includes for minor refurbishment and upgrades to both the interior and
exterior of the building.

6.93. In particular, the development proposals include the refurbishment of the main fagade of the
building fronting onto Camden High Street.

6.94. These minor improvements are critical to ensuring the building remains an attractive venue
for visitors, performers and artists alike. The Grade |l status of the structure is a heavy
economic burden and therefore enabling development such as the private members club,
leisure uses will help to improve the cash-flow to facilitate the stability of KOKO’s operation.

6.95. Overall, the proposed development has been the subject of extensive consultations with LB
Camden, Historic England, Victorian Society the Theatre Trust and Camden Town CAAC.
The design has evolved in response to the feedback received to ensure that the design is of
a very high quality that will restore, replace and ultimately enhance the site’s contribution to
the character of this part of Camden.

Townscape

6.96. The application site is not located within a Viewing Corridor as set out in the London View
Management Plan.

6.97. However, a full analysis of views has been undertaken as part of the design process for the
scheme. A number of key views were agreed with Camden Council and their impact tested.
This has been set out within the supporting Design and Access Statement and Heritage
Assessment. The proposal is considered to have a low adverse impact on key views within
the Conservation Area. Overall the proposal respects the grain of the wider town and
conservation area.

Heritage

6.98. As a result of the Grade Il status of KOKO and the sites location within the Camden Town
Conservation Area, the development proposals and design has been informed by extensive
pre-application consultation with LB Camden Officers and other key stakeholders including
Camden Town Conservation Area Committee, Historic England, Victorian Society and
Theatres Trust.
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6.99. The Planning (Listed Buildings and Conservation) Act 1990 provides the legislation that is
used to assess the impact of proposals on listed buildings and conservation areas.

6.100. Section 66 of the Act requires that decision makers shall have special regard to the
desirability of preserving a listed building or its setting or any feature of special architectural
interest which it possesses, when considering whether to grant planning permission.

6.101.  Section 72 of Act 1990 requires that, in the exercise of their planning functions, local
planning authorities shall pay special attention to the desirability of preserving or enhancing
the character or appearance of conservation areas.

6.102. In accordance with the NPPF Para 126-141, applicants are required to assess the impact of
any new development on any heritage assets affected, including any contribution made by
their setting and ‘the level of detail should be proportionate to the assets’ importance and
more than is sufficient to understand the potential impact of the proposal on their
significance.’

6.103.  Setting is not a heritage asset, nor a heritage designation. Its importance lies in what it
contributes to the significance of the heritage asset. This depends on a wide range of
physical elements within, as well as perceptual and associative attributes, pertaining to a
heritage asset’s surroundings.

6.104. The proposals fully accord with the objectives of policy D2.
Principle of demolition

6.105. The proposals seek consent for the demolition of 65 Bayham Place, a 3-storey building on
the corner of Bayham Place and Bayham Street. The building is not statutorily listed but is
identified as a positive contributor to the Camden Town CA.

6.106.  As part of the pre-application discussions, the architect and heritage architect have
examined the justification for the demolition or retention of this building. It has been
concluded that the building cannot be retained without severely impacting on the delivery of
floorspace and ultimately the viability of the proposals.

6.107. 65 Bayham Place will be replaced by a building of exemplar design utilizing sympathetic
materials, massing, scale and heights, along with the retention of the 1 Bayham Street
fagade. The changes proposed do not diminish the aesthetic quality of the listed building or
the Hope and Anchor Pub. The mixed use proposed within the scheme are characteristic of
the area and relate to other buildings within the wider context.

6.108. The proposed design of the replacement building creates a sympathetic contemporary
interface with the existing buildings whilst maintaining a clear distinction between the new
development and the historic significance of the listed building, pub and its surrounding.

6.109. The NPPF recognises that not all elements of the Conservation Area will contribute to its
significance (Paragraph 138). The Heritage Assessment accompanying this application
assesses the Heritage significance of this part of the CA and the buildings within the site.

6.110. 65 Bayham Place is the surviving mews facades, which has undergone substantial internal
alterations when adapting the building to different uses. Whilst externally, the building
retains the characteristics of a workshop, substantial internal alterations have reduced the
illustrative historical value. Historic value is therefore low. The buildings in Bayham Place
are recognised that their historic character derives from the use of yellow stock brick. The
buildings, however, were not built with features of architectural or artistic merit and have
undergone alterations, thus eroding the historic character. The aesthetic value of the
buildings is therefore medium to low.

6.111.  Overall, the positive contributor is considered to be of low historic value, medium to low
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aesthetic value and due to its vacant status, low communal value.

Moreover, the building has been subject to consideration alteration, following its conversion
to offices, with limited if any of the original fabric remaining. The Heritage Statement
concludes that whilst Bayham Place has evidential value, it is not historically significant or
rare. It is therefore concluded that its demolition will lead to ‘less than substantial harm’ to
the significance of the Conservation Area. Therefore, the policies within paragraph 134 of
the NPPF should be applied, which sets out that any harm should be weighed against the
public benefits of the scheme. These public benefits can be summarised as including, but
are not limited to:

» The provision of a high quality private members club to complement and support the long
term viable future of KOKO as a leading music venue, that will make a significant
contribution to the local economy in generating new jobs and promoting Camden as a
hub for Creative and Media Industries provision in Camden Town.

* Bringing forward whole scale redevelopment of underutilised site to ensure the longevity
of the KOKO music venue.

» Sensitive high quality refurbishment and bringing back into use Hope and Anchor Public
House and high quality refurbishment of Grade Il listed music venue to ensure its future
operation.

« Sympathetic design approach which responds appropriately to the surrounding context
and enhances the sites relationship with nearby heritage assets.

« The provision of a high quality cultural hub to be open to local residents, businesses and
tourists, attracting visitors into Camden Town and protecting the musical legacy of the
Town Centre and Borough.

» The wider benefits arising include increased employment generation, economic spend
and community benefits.

Heritage Assets and their significance

Furthermore, the redevelopment of the KOKO block seeks to enhance and better reveal the
significance of the designated heritage asset and the wider conservation area.

The heritage assessment prepared by Stephen Levrant Heritage Architecture sets out that
the proposals do not constitute harm to either the conservation area or other heritage assets
in the vicinity of the site. The architectural ethos generated by the brief and the opportunities
and constraints of the place, have inspired the architects to produce a scheme of high
quality. The design is compatible with the area’s characteristics in terms of scale,
articulation, materiality, height and form. The mixed uses are a distinctive feature of the area
and relate to other buildings in the wider context. Overall, it is considered that the proposal
will not harm the setting or the heritage assets in the vicinity.

Camden Town attracts both local and international visitors for its music venues, pubs,
markets, shops, cafés and restaurants. Its economic vibrancy arises from a combination of
the special historic character and the wide range of attractions and entertainment on offer.
KOKO is a world leading music venue and cultural attraction. The proposed works will
maintain and sustainably enhance KOKO'’s activities and safeguard its future as a music
venue. The proposed works, which would affect the character of the site to a minor and
moderate degree, are desirable to facilitate the site’s sustainable future and use, while
retaining features of special interest, particularly in the listed building. It is considered that
the proposed works would assist in the long-term use of the site.

The proposal will also enable the Grade Il listed KOKO to be restored in a sustainable and
viable way.
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6.117.  The proposal makes the most sustainable use of the building, KOKO is not especially
economically viable on its own — this proposal would bring the site into use 24 hours a day
which in turn will strengthen Camden’s local and night time economy. This secures the
making the best of the site. The music venue in itself may not be viable but the overriding
benefits to London’s economy are significant.

6.118.  Further information has been provided within the Design and Access and Heritage
Statement.

6.119. Inlight of the above, it is considered that the proposals will result in an exemplar
development of the highest design quality that will entirely meet the aspirations of Policy D1
to provide a high quality place in Camden Town which respects the local context and
character of the area. Similarly, application proposals will preserve and enhance the
character and appearance of the area in line with policy D2.

Basement

6.120. The scheme proposes to excavate the existing basement for stair and elevator access to the
KOKO basement. A Basement Impact Assessment has therefore been prepared by RSK to
support the planning application in accordance with Camden policy A5 and CPG4.

6.121.  The Impact Assessment concludes that the relatively small ground movements on the
adjacent highways is likely to be negligible.

6.122.  Similarly, the results of the assessment on adjacent properties fall into ‘Category 0’ defined
as ‘negligible damage’ and the LUL asset assessment predicts ground movements will be
less than +/- 1mm.

6.123.  This document will be fully reviewed by an independent third party in accordance with
Camden’s planning guidance.

Accessibility

6.124.  The proposal will ensure that KOKO remains an important community asset to all in both the
local area, wider borough of Camden and London. This meets the expectations of London
Plan policy 3.16, 4.6, 5.3.

6.125. In accordance with Camden’s policy C3 and C6, the proposed development achieves the
highest levels of inclusive design.

6.126. Due to the Grade Il listed status of KOKO, access will remain as at present. A removable
ramp is available for visitors to mount the external stairs from Camden High Street into the
venue.

6.127. The Hope and Anchor Pub and Private Members will be accessible for all. Private Members
and guests can gain access via the designated entrance on Bayham Place/Bayham Street,
or through the Crowndale road entrance.

6.128. ltis proposed that a dropped kerb will be created outside Bayham Place, to allow easy
access into the building from a vehicle. Any highway works and reinstatement will be
covered within the S106 agreement.

6.129. The scheme includes for 2no. lifts servicing the Private Members roof top lobby, all four
floors and basement level to enable full accessibility across all floors.

Building Services Equipment

6.130. RTKA have prepared Mechanical and Electrical information to support the planning
application. This confirms that all building services equipment will be contained within the
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building envelope, relocated to the Bayham Place elevation.
This includes a mixture of refurbished existing plant and the installation of new equipment.

This has been assessed by Scotch Partners as some of the plant is located on the Bayham
Place elevation.

Designing out crime

The proposals have been designed to promote an active street frontage to the rear of the
application site, which is currently vacant. The addition of private members, dining areas
and back of house, servicing access and storage along Bayham Place will increase the level
of natural surveillance at the site. This meets the expectations of NPPF Para 69.

A Site Management Plan will be prepared to cover how the development will deal with any
anti-social behaviour at the site. This meets with the expectations of local policy C5 to
ensure that appropriate anti-crime and safety measures are included within the development
proposals.

Further information has been provided within the Design and Access Statement. The
proposal is also supported by emerging LB Camden policy C5 to promote safer streets and
address the cumulative impact of food/drink and entertainment uses.

Amenity

The proposal includes for the provision of external terraces at third and fourth floors. The
private members function room benefits from a terrace, on the corner of Bayham Place and
Bayham Street.

A larger terrace, overlooking Crowndale Road will be provided to supplement the floorspace
within the skylobby. This space will be open to those utilising the skylobby.

Visitors to the music venue will utilise terraces overlooking Camden High Street as per the
current operation.

It is anticipated that a planning condition would be attached to any planning consent to
control the operation of the terraces. The operation of the terraces will be controlled and
managed through the KOKO management plan.

The proposed development has been assessed in line with London Plan policy 7.6, A1, A4
and TC4 to protect the amenity of occupiers of neighbours.

A study of the terraces has been provided within Appendix 5. This confirms that suitable
mitigation measures have been included to minimise overlooking or loss of privacy for
existing neighbours.

Noise

A full Noise and Vibration assessment has been prepared jointly by Big Sky Acoustics and
Scotch and Partners.

Scotch Partners have prepared a Noise Impact Assessment to review the acoustic quality of
the plant which is due to be installed along Bayham Place. This concludes that all proposed
new building, plant and operations are designed to fully meet the noise vibrations thresholds
set out in Table D of Appendix 3 of the Local Plan.

In respect to the management of the terraces, the proposed hours of use replicates the
hours approved as part of the original consented scheme. In applying these same hours,
and based upon the same capacity of guests, the terraces will fully accord with the Lowest
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Observable Effect Level (green) in Table D of Appendix 3 of the Local Plan. Further
controls over the operation and management of guests is set but within the draft Operational
Management Plan.

6.145.  The proposals are in line with Policy A4.
Sunlight and daylight

6.146. A full sunlight and daylight report has been prepared by GVA Schatunowski Brooks. The
conclusions of this assessment confirm that the design of the extension along Bayham Place
do not have any sunlight/daylight concerns. This Daylight and Sunlight has been undertaken
in accordance with the BRE Report 209 ‘Site Layout Planning for Daylight and Sunlight- A
Guide to Good Practice’ (second edition 2011) and the British Standard- BS 8206: Part 2.

6.147.  The Daylight Results for Bayham Place do not show a reduction as against existing levels
but whilst this is noted the retained levels of Daylight and Sunlight are of a similar standard
to similar urban locations. Otherwise the development is fully compliant with BRE guidance.

6.148. A good level of sunlight will be achieved. The scheme is considered improve against the
recently consented scheme and for the majority of neighbour’s building is fully BRE
compliant.

6.149.  This meets with the expectations for Policy A4 which seeks to protect the quality of life of
occupiers and residents.

Overlooking and privacy

6.150. The replacement building replaces the built form as previously on the site. However, the
proposals do result in an increase in glazing along Bayham Place. The distance between
No. 1 Bayham Place and 48-56 Bayham Place has not changed. In comparison to the
consented scheme, there is significantly less development on the Bayham Place elevation,
with stair and core, back of house and reception space at ground, kitchen and dining room at
1stfloor, toilets and function room at 2" floor and plant with private members at 3™ floor.
The skylobby remains set back at fourth floor. The perceived loss of privacy will therefore be
lower given the uses on this elevation.

6.151. The development includes for two separate terrace areas, which serve different parts of the
development which will be managed via planning condition.

6.152. At first floor the existing flat roof above the Hope and Anchor pub will not be utilised.

6.1563. At third floor, the private members will have a private terrace space of 16.5sqm. The terrace
at fourth floor will be utilised as a blue roof and will therefore not be accessible to building
users.

6.154. Remaining at fourth floor, but overlooking Crowndale Road, the skylobby will also have
private food and beverage terrace space (131sqm). The terrace overlooks Crowndale Road
and is the furthest from any residential dwellings as potential noise receptors. A full
assessment of the impact on the closest resident units has been provided within Appendix
5.

6.155.  Further information has been provided within the Acoustic report and Site wide management
plan.

Transport

6.156. The site is located within a highly sustainable location with excellent transport links. The site
has a PTAL rating of 6b.
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6.157. A full transport statement and travel plan has been prepared by ADL Traffic & Highways
Engineering to accompany the application.

6.158. The report indicates that the traffic generated by the proposed development could generate
15 two-way pedestrian/public transport trips during AM peak hour and 62 two-way
pedestrian/public transport trips during PM peak hour.

6.159.  This equates to a net reduction in person trips during the AM peak hour and a marginal net
increase of only 27 two-way pedestrian/public transport trips during the PM peak hour when
compared to the permitted uses. This increase equates to one additional walk/public
transport trip every two minutes.

6.160. Taxi drop offs will take place on Bayham Street or Crowndale Road in the similar way as in
the permitted development scenario. This equates to four, two-way trips.

6.161.  Existing pedestrian and public transport infrastructure could accommodate an increase in
pedestrian and public transport trips resulting from the proposed development. There will be
no additional traffic associated with the refurbishment of the KOKO offices and the recording
studio.

Car Parking

6.162. There is no car parking proposed with this development, in accordance with Camden policy
T2 and London Plan policy 6.13.

Cycle Parking

6.163. The proposal will provide a total of 10 internal cycle parking spaces which exceeds the
expectations of the London Plan minimum cycle parking standards. The proposals
accommodate the needs of pedestrians, cyclists and public transport and therefore accords
with Policy T1.

6.164. Itis concluded that there are no transport or highways grounds to refuse this planning
application.

Waste and Servicing

6.165.  An Interim Delivery and Servicing Management Plan, prepared by ADLTraffic & Highways
Engineering accompanies the planning submission.

6.166. In accordance with policies CC5 and T4, the development will include facilities for the
storage and collection of waste and recycling.

6.167. The service entrance will be provided on Bayham Place. This entrance will be used to
receive deliveries and also to access the proposed office unit which will be associated with
the KOKO venue. Up to seven delivery trips are anticipated with the proposed development.

6.168. The bin store is proposed at ground floor level and will also be accessed from Bayham
Place. The store will be served by up to three refuse collections each week.

6.169. The restaurant operator will work with a waste contract firm to co-ordinate refuse collection
trips to coincide with KOKO and will explore the possibility of avoiding servicing during peak
hours. The development will not be serviced on a Sunday and would be limited to 10am-
4pm on Saturdays to minimise any impact on local residents.

6.170. In order to minimise the number of deliveries to the site, the frequency, size and duration of
stay of each servicing vehicle will be monitored by way of a daily log book.

6.171.  The total number of delivery and servicing trips generated by the development are more or
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less similar to the consented development and as such are considered not to be significant
and hence imperceptible. The delivery and servicing of the music venue KOKO will remain
as current.

6.172.  Sufficient space for the separation of waste and recyclables has been included within the
scheme. Again, the operation of the music venue will not change. In accordance with
CPG1, dedicated spaces have been provided for the storage of waste and recyclables.

Flood Risk

6.173. The development site is not located within a flood zone and does not breach the threshold to
require a flood risk assessment.

Drainage and SuDS

6.174. In accordance with LB Camden requirements, the application includes the Camden Pro
Forma on SuDs. This has been included under Appendix H3 to the Heyne Tillett Steel
report.

6.175. Drainage at the site has been explored by Heyne Tillett Steel. This report confirms that the
proposed/post development surface water drainage meet the requirements of the London
Plan. All SuDS methods have been assessed to establish whether they are feasible onsite.

6.176. Due to the size and nature of the site, and as well as the ground conditions, the use of
wetlands, ponds, detention basins or infiltration structures are not feasible SuDS options for
the development site.

6.177. The most viable SuDs features for the development flow control and attenuation. This will
be in the form of an orifice or similar and cellular blue roof storage can be designed to
restrict the peak surface water runoff rate and prevent flooding on site. The proposed
development will incorporate water efficiency measures, avoid harm to the water
environment and utilise SuDS to ensure it will comply with the requirements of policy CC2
and CC3.

Air Quality

6.178.  An Air Quality Assessment of the proposal has been undertaken by RSK which concludes
that the development will not increase exposure to air quality not meeting relevant
standards.

6.179. The emissions were estimated in accordance with the GLA’s Air Quality Neutral Planning
Support Update and found them to be lower than the derived building and transport
emissions benchmarks. The development is therefore considered air quality neutral.

6.180. The report does however recommend a dust management plan (DMP), which we would
seek to secure by means of condition. The report states that with effect implementation, the
impacts of the construction work on air quality are likely to be ‘not significant’.

6.181.  The air quality neutrality of the proposal, and the recommendation to minimise dust
emissions ensures the development would accord with Policy CC4.

Sustainability and Energy

6.182. An energy and sustainability statement prepared by Eight Associates has been submitted to
accompany the planning application. This assesses how the proposal accords with policies
and principles for sustainable development and energy efficiency. The Strategy focuses on
relevant policies and guidance contained in the NPPF, London Plan and Camden’s adopted
policies.

The Hope Project, Camden, London, NW1 7JE - -
rpt.013.SDR.24070002 " I

Indigo Planning on behalf of The Hope Lease Limited



Page 48

Sustainability

6.183. The development will be constructed in accordance with policy 5.3 of the London Plan which
seeks to achieve the highest standards of sustainable design and construction. This
includes the minimising of carbon dioxide emissions, avoiding internal overheating and the
efficient use of natural materials.

6.184. The proposal has also been assessed in accordance with policy CC2.

6.185.  Eight Associates have been appointed to carry out an assessment of the proposed
refurbishment and extension of KOKO, the Hope and Anchor and Bayham Place. The
assessment has been completed under the BREEAM 2014 Refurbishment and Fit-Out.

6.186. The site reviewed currently achieves a score of 66.8%, which equates to a ‘Very Good’
rating.

6.187.  Similarly, Eight Associates have also undertaken a preliminary assessment that covers the
private members club under BREEAM 2014 New Construction. The site scores 74.5%,
which equates to an ‘Excellent’ rating. The proposal includes a green roof and blue roof in
order to improve biodiversity credits. The inclusion of CHP has been explored, but a
connection is not currently possible. Indeed, the heat profile of the private members is not
suitable for CHP, as for the systems to be viable they need to run for at least 5000 hours per
year. This would not be possible based on the hot water demands of the scheme. However,
the private members will be made connection ready through the appropriate specification of
domestic hot water service and distribution network.

6.188. The site is constrained by the nature of the unique mix of uses comprising Grade Il Listed
music venue, as such, the ability to meet key energy and sustainability policies is difficult to
achieve. This unique position has been discussed with LB Camden’s planning and
sustainability officers throughout the pre-application discussions.

6.189. Overall, the development will seek to meet the expectations of CC2to minimise the effects of
climate change. This is further set out in the supporting sustainability statement.

Energy

6.190. The overall energy strategy aims to measure the buildings performance against the stages
within National Energy Hierarchy of ‘Lean, Clean and Green’ in accordance with the London
Plan 2015 — Energy Planning Guidance.

6.191. The energy statement has been prepared and assessed against Building Regulations
Approved Document Part L2b, 2013. This approach has been discussed and agreed with
LB Camden Building Control and Sustainability officers ahead of submission as the new
build extension accounts for less than 25% of the overall useable floorspace.

6.192.  The energy strategy for the proposed development is as follows:

» Upgrade existing thermal elements and ensure new thermal elements achieve the
minimum U-Values under Building Regulations ADL2b - Table 4. This will aim to reduce
the initial energy demand for the development.

» Draught-proofing the existing thermal envelope to reduce air infiltration.

* Replace outdated plant equipment with new high efficiency building systems.

6.193.  Given part of the application sites is Grade |l Listed, Historic England guidance for upgrading
buildings has been adopted in the first instance. For the refurbishment of KOKO, it is

proposed to upgrade the existing air handling equipment to avoid any damage to the
building’s original fabric, along with lighting being upgraded to high performance fluorescent
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or LED fittings. Draught-proofing will improve the building envelopes thermal efficiency.

The Hope and Anchor will aim to install a new ventilation system with efficient supply/ extract
air handling equipment with heat recovery for the private members.

Stage one improvements would typically involve insulating external thermal elements;
upgrading roofs, suspended floors, cavity walls, insulating shutters and installation of
secondary glazing.

Consideration has been given to the micro-generation of carbon neutral energy and
identified two possible technologies which could be incorporated into the development,
including Air Source Heat Pumps and Solar Photovoltaic (PV) roof panels. These
technologies will be given further thought in the detailed design stage.

The above proposals demonstrate the applicant’'s commitment to providing improvements to
energy efficiency and ensuring accordance with the requirements of policy CC1

Geo-environmental

A geo-environmental assessment has been prepared by RSK. This report has assessed the
potential pollutant linkages at the site, it concludes that no specific remediation or pollution
control measures are required as part of the proposed redevelopment.

No hazardous waste was identified at the site.

The groundwater analysis has identified that piles are to be considered the most suitable
foundation solution for the new private members building. Alternatively, consideration could
be given to a basement raft foundation. The ground conditions onsite are not suitable for the
adoption of soakaways.

Archaeology

The application site is not located within an Archaeological Priority Area. The site is located
within a Conservation Area and has limited redevelopment over the last century. The
proposals include for the minor extension to an existing basement. It is unlikely that any
archaeological remains would be discovered. However, it is suggested that an
Archaeological Watching Brief is assigned to any planning consent to monitor any
discoveries during construction.

Ecology

A site survey and Phase 1 Habitat Survey have been undertaken by Eight Associates to
inform the ecology credit allocation within the BREEAM 2014 New Construction assessment.
The site has been found to have low ecological value, and no further surveys have been
recommended.

In addition, a Preliminary Bat Roost Assessment has been prepared by Arbtech to support
the Phase 1 Habitat Survey. No bat evidence has been found in or on any part of the
building. It concludes that due to the poor quality of the surrounding habitat and lack of
roosting opportunities within the building, it is highly unlikely that bats will be using the
building.

The ecological reports therefore demonstrate that the proposals are in accordance with
Camden Local Plan Policy A3. Overall, the proposed scheme seeks to significantly improve
the building’s performance in respect to Energy, Sustainability, Biodiversity perspective,
whilst delivering an exceptionally high quality designed scheme that will create new jobs and
economic growth for the local economy, whilst servicing the long term viable future of KOKO
as a leading music venue and cultural hub. The proposed development therefore fully
accords with the aims and objectives of Camden’s Local Plan policies CC1, CC2, CC3, CC4,
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CC5, A1 and A3.

Construction

The applicant expects that the scheme will be developed within one phase. The applicant
will not require any road closures during construction.

A draft Construction Management Plan accompanies this planning application submission to
ensure accordance with Camden policy A1. A full Construction Management Plan would
form part of a S106 legal agreement.

Planning Obligations

A draft Heads of Terms has been prepared as part of this planning application.

The package of s106 obligations is likely to include:

a.

b.

S.

Affordable Housing;
Amenity;

Basement Impact Assessment;

. Car free development;

Construction Apprenticeship;

Community Agreement of use of Rehearsal;
Community Safety;

Demolition and Construction Management Plan (CMP);
Energy and Sustainability Plan;

Employment and Training;

Hard landscaping/Highways Contribution;

Heritage Assets;

. Level Plans;

Legal and preparation charges;
Open Space contribution;
Processing and monitoring charges;
Servicing Management Plan;

Soft Landscaping and Ecology; and

Travel Plan.

The development will require Mayoral CIL and Camden CIL payments in accordance with
the expectations of Community Infrastructure Levy Regulations 2010 as amended.

It is anticipated that Camden CIL will be charged at £25 per sqm, with Mayoral CIL at £50.
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Conclusions

KOKO is an internationally renowned live music venue and a key contributor to the Camden
Town night time economy. KOKO has tenanted the Camden Palace site since 2004,
building on the history of the entertainment venue following its original opening in 1900.

The music venue generates a modest income but has significant overheads to cover the
running of a large and relatively inefficient Grade Il listed heritage asset. The venue
currently caters for a number of weeknight events, with usage predominately focused on
Friday and Saturday nights. During the daytime, KOKO is not open to the public. This lack
of facility during the daytime is a clear lost opportunity to increase activity at the site.

Live music venues face an uncertain future as music trends and night time pursuits change.
As a staple of the Camden Town live music circuit and the wider London music scene,
KOKO needs to evolve to remain relevant in an ever-changing market.

In bringing the proposals forward, the applicant has extensively consulted key stakeholders,
including LB Camden, Historic England, Camden Town Unlimited, Victorian Society, Theatre
Trust, Camden Town CAAC and local residents and community providers. The feedback
received through this consultation has been carefully considered and informed the evolution
of the development that comprises the application proposals.

The application proposals seek to secure the sustainable long term viable future of KOKO as
a world leading music venue that will deliver a high quality development that will restore and
enhance the Grade |l Listed KOKO music venue and site’s contribution to the character of
the surrounding Camden Town Conservation Area.

The proposed private members club will form a cultural and creative hub that will compliment
KOKO as a leading music venue, whilst supporting and enhancing Camden’s creative and
media industries through the creation of flexible space to work, meet and relax within. The
applicant has recognised the unique opportunity to redevelop buildings to the rear of the site,
to provide a mix of complementary uses that will enhance and diversify the overall offer of
KOKO and will be integral to the future operation and optimisation of the live music venue.
The additional income streams generated by the proposed range of uses at the application
site will provide the tenant to supplement the running costs for the music venue, and ensure
the upkeep and enrichment of the KOKO venue area together with delivering significant
employment and economic benefits to Camden and the wider London economy.

This in turn will ensure that KOKO can continue to operate as a sustainable private business
with no requirement to rely on charitable funding through heritage or lottery grants as other
live music venues have had to rely on (for example the Camden Roundhouse).

The application meets with the expectations of national, regional and local planning policy
and should be approved without delay.
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Mr D Peres Da Costa
London Borough of Camden

2nd Floor,
5 Pancras Square
London
N1C 4AG
By email

planning@camden.gov.uk
3 August 2017 let.004..DP.24900002
Dear David

CAMDEN PALACE, HOPE & ANCHOR & 65 BAYHAM PLACE, LONDON,
Nw1

Further to our recent discussions in respect to the above and on behalf of our
client, Vevil International Limited, we hereby enclose a pre-application
submission for the restoration of Camden Palace, Hope and Anchor and 65
Bayham Place to provide private members club (Use Class Sui Generis), with
associated restaurant, recording studio and private roof top terraces.

Planning consent was recently secured for the development of a 32 bed hotel to
the rear of KOKO. Following further design review and as a consequence of
the rising costs of the consented scheme, our client Vevil International Limited
is exploring the potential of a revised scheme that seeks to reduce costs whilst
at the same time securing the sympathetic restoration and long term viability of
KOKO as a leading independent music venue. The principle revision comprises
the removal of the hotel element of the scheme as a consequence of the
substantial costs associated with this element of the consented scheme.

As previously, the proposal will deliver a high quality, sensitive scheme to
provide a range of complementary uses to support the operation and longevity
of the KOKO business and ensure that Camden Palace (KOKO) venue
continues to make a valuable contribution to Camden Town and London’s night
time economy.

In addition to this covering letter, the pre-application submission is packaged as
a single document incorporating the following:

e Site Location Plan;

e Existing, Demolition and Proposed drawings prepared by Archer Humphryes
Architects;

e A Townscape and Heritage Appraisal prepared by Stephen Levrant Heritage
Architecture;

e Sketches/CGl images prepared by Archer Humphryes Architects;

e Area Schedule prepared by Archer Humphryes Architects;



Structural Statement prepared by Heyne Tillett Steel (HTS);
Sustainability Statement prepared by Eight Associates;

Transport Statement prepared by ADL Traffic Engineering Ltd;
MEP drawings prepared by Ralph T. King & Associates
Pre-Application fee paid via BACS of £9,744 (including VAT)

A Planning Performance Agreement will also be sought separately.

Background context

As you are aware, the Council recently resolved to grant planning and listed
building consent, subject to a s106 Agreement (LPA Ref: 2016/6959/P) for the
redevelopment of the site to provide a 32 bedroom boutique hotel with
associated extensions, roof terraces and bars to secure the long term future of
KOKO. You will be aware that we are currently in the process of finalising the
completion of the s106.

Following further design review over the last few months, our client has been
considering an alternative revised scheme as a result of rising construction
costs. As a consequence, we are seeking pre-application discussions to review
a revised scheme which is detailed further below.

Proposed Development

In summary, the proposed development seeks:

“Demolition of 65 Bayham Place, 1 Bayham Street (retention of fagade)
and rebuilding with extension to the rear and additional basement to
provide a live music venue, recording studio, private members function
rooms, and an ancillary bedroom suite; retention and refurbishment of the
Hope & Anchor Public House (Use Class A4) to provide restaurant and bar
with first floor dining rooms, minor reconfiguration to circulation space
within KOKO. Installation of fourth floor extension over the existing
Camden Palace to provide amenity space for guests with terrace
restaurant and bar, the restoration of the KOKO dome, reinstatement of
cupola and general refurbishment and restoration to the building.”

Having regard to the recently approved scheme, this scheme seeks to keep the
proposed extensions within the approved height and massing so that the
building envelope remains very similar to the approved scheme. The proposals
have been refined to provide a more modest scheme requiring less direct
physical intervention within the building, the omission of works infilling the
flytower and more appropriate uses than overnight accommodation.

Summary of proposed revisions

The key changes relate to the mix of land uses, and internal configuration as
well as an amended design for the fourth floor roof extension and terracing.
Each floor has been assessed in turn:
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Basement:

e Layout changes to basement to facilitate toilets and storage space to
the Hope and Anchor operation.

Proposed Ground Floor:

e The ground floor slab is to be replaced across the Hope and Anchor,
Bayham Street and Bayham Place floorplate.

e The internal layout within the Bayham Place, Bayham Street part of the
site will be redesigned to create an open plan circulation space. A
breakthrough between the back of the stage and Hope and Anchor
improves permeability. This open plan space can then be utilised for a
range of uses to include reception desk and additional drinking/dining
spaces for the Hope and Anchor Public House.

e The scheme will no longer provide for a boutique hotel (C1 Class),
substituting some of the rooms for a private members club and
associated ancillary uses.

First Floor:

e The first floor will now be fully utilised by the Hope and Anchor Public
House. This also includes a function room to be utilised for private
dining at the Hope and Anchor.

e The existing artists gallery which overlooks the stage, will be
refurbished to enable access for music artists and private members to
overlook the stage.

e Two new openings between existing pub and KOKO back of house will
be created to improve the circulation for artists.

Second Floor/Third Floors:

e The second and third floors will be utilised for private members in
association with the KOKO operation. Whilst the private members club
will be run as a separate entity, it will be closely linked with KOKO. As
the private members club will not be self contained, and have access
into KOKO, we consider that it is recognised as an ancillary use to the
music venue, although recognised as a sui generis use in its own right.

e This space can be utilised in a flexible way, with daytime uses including
working spaces, meeting spaces, seminars spaces predominately for
creative industries. The range of function rooms can also provide
spaces for art exhibitions/screenings/classes etc.

e During the evenings, the spaces can be utilised for seminars, events,
art exhibitions, readings rooms, leisure space, screening rooms etc.



The rooms also enable for relaxed dining and drinking for members
only.

e The recording studio has been relocated to the third floor and enlarged
to enable a better facility for the venue. The recording studio can also
be utilised as a space for press and meet and greets at events. The
recording studio will continue to be available to the local community.

e The scheme includes for a single suite, located on the Bayham Place
elevation with associated terrace. The suite serves the same function
as the executive suite in the consented scheme allowing for members
and artists plus entourage to stay at the venue.

e Built mass is no longer sought along the Bayham Place elevation,
which is to be now utilised for plant intake and extract equipment.

Fourth Floor:

e The fourth floor has been simplified to remove additional mass along
Bayham Place. The Green roof is retained above the Hope and Anchor
building.

e The consented skylobby has been redesigned to include additional
openings within the glazed room. The skylobby is still to be used as a
dining, drinking facility for private members. It retains the link between
the Dome, which will be refurbished as per the consented scheme.

Key Planning Policy designations

Throughout the initial design phase we have taken into consideration the
following documents in order to shape the scheme as it is now;

National Planning Policy Framework

The National Planning Policy Framework (NPPF) was adopted in March 2012
and is the national planning policy documents which guides plan-making and

decision-taking. The NPPF includes a set of core planning principles at para.
17 which underpin plan-making and decision-taking. Core planning principle

two states that planning should:

“Not simply be about scrutiny, but instead be a creative exercise in finding ways
to enhance and improve the places in which people live their lives.”

Paragraph 21 advises that investment in business should not be over-burdened
by the combined requirements of planning policy expectations.

Ensuring the vitality of town centres (para. 23) states:

“It is important that needs for retail, leisure, office and other main town centre
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uses are met in full and are not compromised by limited site availability.”

Para. 58 sets out the criteria for good design quality and states that
development should:

“Optimise the potential of the site to accommodate development, create and
sustain an appropriate mix of uses...”

As the proposal also involves partial redevelopment and extension of a listed
building within a conservation area the scheme has used paras. 128, 132, and
134 of the NPPF to inform the evolution of the design.

The London Plan

Alterations to the London Plan were published in March 2015. Relevant policies
include:

Policy 2.15 (c) identifies the need to support the vitality and viability of town
centres by introducing complementary uses.

Policy 4.5 which states that London seeks additional hotel rooms by 2036. The
Plan supports further intensification of hotel rooms in areas of concentration
provided that local amenity is protected. Equally this policy recognises that
development should ensure that at least 10% of bedrooms are wheelchair
accessible.

Policy 4.6 seeks to support and enhance provision of arts, culture, sport and
entertainment.

Adopted Camden Local Plan (2017)

Camden Local Plan Submission Draft 2016 Policies

e G1 Delivery and location of growth

e H2 Maximising the supply of self-contained housing from mixed-use
schemes

C1 Health and wellbeing

C3 Cultural and leisure facilities

C5 Safety and security

C6 Access for all

E1 Economic development

E2 Employment premises and sites

E3 Tourism

A1 Managing the impact of development
A2 Open space

A3 Biodiversity

A4 Noise and vibration

A5 Basements

D1 Design

D2 Heritage
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e (CC1 Climate change mitigation

e (CC2 Adapting to climate change

e CC8 Water and flooding

e (CC4 Air quality

e CC5 Waste

e TC4 Town centres uses

e T1 Prioritising walking, cycling and public transport
e T2 Parking and car-free development

e T4 Sustainable movement of goods and materials

Documents required for submission

In order to provide sufficient supporting information to make a determination, we
would be pleased if you could confirm the suite of documents, we anticipate, will
be required for a full planning and listed building consent application;

Design and Access Statement, including Crime Impact Statement
Heritage Statement

Photographs

Structural Report

Statement of justification

Schedule of works

Planning Statement

Sunlight and Daylight Report
Regeneration Statement

e Sustainability and Energy Statement

e Transport Statement

e Servicing Management Plan

e Statement of Community Involvement;
e Landscaping proposals

e Waste storage and collection

¢ Lighting Assessment

¢ Noise impact assessment

* Noise, vibration and ventilation assessment
e CIL forms

e Application forms

e Full package of drawings

e Air Quality Assessment

| understand that a pre-application meeting is scheduled for 21 August 2017
and that representatives from Conservation and Transport will also be in
attendance. If you require any further information, please do not hesitate to
contact me.
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Yours sincerely

AL

Nick Belsten

Enc. Koko_Pre Application July 2017+ Appendix Stage 3 Work in Progress
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