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PUBLIC HOUSE - MODE SPLIT

Motor Cycle

Taxi Occupants
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APPENDIX 2.0

OFFICES

TRAVL INFORMATION
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= ~»Camden

Development Management
Date: 5™ October 2017 Regeneration and planning
Your ref: London Borough of Camden
Our ref: 2017/4506/PRE 5 Pancras Square
Contact: David Peres da Costa London N1C 4AG
Direct line: 020 7974 5262
Email: david.peresdacosta@camden.gov.uk Tel: 020 7974 4444

Fax: 020 7974 1680
planning@camden.gov.uk
www.camden.gov.uk/planning

Dear Mr Belsten,

Town and Country Planning Act 1990 (as amended)
Re: Koko 1A Camden High Street, Hope & Anchor PH 74 Crowndale
Road, 1 Bayham Street and 65 Bayham Place, NW1 7JE

Thank you for your enquiry received on the 3 August 2017, regarding the
proposed revised scheme for the above site to provide private members club
(Use Class Sui Generis), with associated restaurant, recording studio and
private roof top terraces.

Site description

The site is bounded by Camden High Street to the east, Crowndale Road to
the south, Bayham Street to the west, and Bayham Place to the north. It
comprises Camden Palace “(KOKO)”, the Hope and Anchor Public House (74
Crowndale Road), 1 Bayham Street and 65 Bayham Place.

The site falls within the Camden Town ‘Town Centre’ and the Camden Town
Conservation Area. The Public House, 1 Bayham Street and 65 Bayham
Place are all identified as positive contributors in the Camden Town
Conservation Area Appraisal. The Camden Palace Theatre (Koko) is Grade Il
listed.

The Hope and Anchor PH has an A4 use, and 1 Bayham Street and 65
Bayham Place has a B1 office use but all have been unoccupied for some
time. There is an article 4 direction covering the area which removes
permitted development rights for the change of use of a building from offices
Class B1a to dwellinghouses C3.

Background
Committee resolved to grant planning permission subject to s106 legal

agreement 11/05/17 for ‘redevelopment involving change of use from offices
(Class 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 2nd
floor of 74 Crowndale Road from pub (Class A4) to hotel (Class C1), mansard
roof extension to 74 Crowndale Road, retention of ground floor of Hope &
Anchor PH, conversion of flytower to ancillary recording studio and hotel (C1),
creation of terraces at 3rd and 4th floor level and erection of 4th floor glazed
extension above roof of Koko to provide restaurant and bar to hotel (C1)'.

It is understood that the principle revision comprises the removal of the hotel
element of the scheme and the provision of a private members club.

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.
The scheme would no longer provide for a boutique hotel (C1 Class). Rather
the proposed upper floors would provide a private members club and
associated ancillary uses.

Proposed Basement:

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

e The existing basement to the Hope & Anchor is to be excavated down
to utilise existing footings and provide clear ceiling heights of 2120mm.

e The existing lightwell to the rear of Bayham St is to be excavated to
receive the new concrete lift and stair core.

e The basement level below Bayham Place has been removed from the
scheme.

Proposed Ground Floor:
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 would be redesigned to create an open plan circulation space. A
breakthrough between the back of the stage and Hope and Anchor
would be created to improve permeability. This open plan space would
be utilised for a range of uses to include reception desk and additional
drinking/dining spaces for the Hope and Anchor Public House.

Proposed First Floor:

e The first floor would be fully utilised by the Hope and Anchor Public
House. It would include a function room for private dining at the Hope
and Anchor.

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

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

Proposed Second Floor/Third Floors:




e The second and third floors would be utilised for private members in
association with the KOKO operation. The space would be used in
flexible ways with a variety of daytime and evening uses.

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

e The scheme would include 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 Terrace (49.7sgm) accessed from the private members suite at the
corner of Bayham Street and Bayham Place

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

Proposed Fourth Floor:

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

e Terrace (106sgm) at the corner of Bayham Street and Bayham Place.

e Flytower terrace (28.93sqm)

e Private terrace (65sqm) and outdoor terrace (65sqm) on Crowndale
Road elevation

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

Policies

The Local Plan was adopted by Council on 3 July 2017 and has replaced the
Core Strategy and Camden Development Policies documents as the basis for
planning decisions and future development in the borough.

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

Policy H4 Maximising the supply of affordable housing

Policy C1 Health and wellbeing

Policy C3 Cultural and leisure facilities

Policy C4 Public houses

Policy C5 Safety and security

Policy C6 Access for all

Policy E1 Economic development

Policy E2 Employment premises and sites



Policy A1 Managing the impact of development

Policy A2 Open space

Policy A3 Biodiversity

Policy A4 Noise and vibration

Policy A5 Basements

Policy D1 Design

Policy D2 Heritage

Policy D4 Advertisements

Policy CC1 Climate change mitigation

Policy CC2 Adapting to climate change

Policy CC3 Water and flooding

Policy CC4 Air quality

Policy TC2 Camden’s centres and other shopping areas
Policy TC4 Town centres uses

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

Policy T4 Sustainable movement of goods and materials

Camden Planning Guidance

CPG1 Design

CPG2 Housing

CPG3 Sustainability

CPG4 Basements and lightwells

CPGS5 Town Centres, retail and employment
CPG6 Amenity

CPG7 Transport

CPGS8 Planning Obligations

Camden Town Conservation Area Statement
Land use
Members club

The site falls within the Camden Town ‘Town Centre’ (TC). Local plan policy
TC4 provides a broad range of main town centres uses including leisure and
entertainment facilities. The provision of a private members club would be
considered to fall within the type of uses found within the Town Centre and
would be likely to contribute positively to the character, function, vitality and
viability of the Camden Town TC. The principle of a private members club
may be acceptable provided is would not cause harm to the amenity of
neighbouring properties.

Your submission advises that:

“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”.



From the above statement it is unclear whether the private members club
would be an extension of the existing music venue - Koko. If it is ancillary to
the use of the music venue then it cannot also be a Sui Generis use in its own
right as well. You should clarify exactly what use is being sought and how the
proposed members club would operate in relation to the existing music venue.
While it is evident that there would be positive synergies between the two
uses, an extension of the music venue would raise concerns regarding the
impact of the expanded music venue on neighbouring amenity. You would
need to provide a clear response to this concern and to the potential
cumulative impact from the proposed use on neighbouring amenity.

At application stage you would need to provide clear details of how the
Members Club would operate in relation to Koko and how access from
customers of the music venue to the members club (or the other way round)
would be controlled. You would also need to provide further details of how the
private members club would operate i.e. the proposed capacity of the private
members club, details of any criteria for membership, the target demographic,
the likely costs of membership, the membership process (how you would
become a member) and whether this process would need to be completed in
advance of a visit (or whether you could join on a first visit). You should also
provide details of the likely benefits of membership (for example are you able
to bring non-members as guests and if so would there be any restriction on
this).

You should provide the most detailed account possible of the proposed
members club to help officers and members understand the type of use
proposed and how the impacts on neighbouring amenity would be managed.
You should provide a management plan for the members club and the Council
would seek to secure this by legal agreement.

The flexible use of the second and third floor members club for a range of
activities is considered to be acceptable. However it is likely the Council would
want to control the hours of use in order to protect neighbouring amenity.

The Council will seek to ensure that community safety issues associated with
the proposed development are fully addressed.

Loss of B1 office floorspace at 65 Bayham Place and 1 Bayham Street

As you are aware economic development have previously advised that there
is no evidence to suggest that the existing B1 floorspace is not suitable for
continued use and they do not accept that there is a lack of demand for
appropriately priced, sympathetically refurbished office space in Camden
Town. The loss of the B1 office floorspace should be fully justified and you
should fully explore the potential to re-provide the B1 floorspace as part of the
proposed scheme.

Mixed use development



Policy H2 requires up to 50% of all additional floorspace to be housing and its
inclusion within the site should be fully explored. You should investigate the
possibility of a structural independent building on the back of the site to
provide housing. Such a scheme would need to be supported by a noise
report demonstrating acceptable internal noise levels and appropriate
attenuation measures. The dwellings should meet DCLG nationally described
space standards. If the provision of on-site housing would not be feasible you
would need to robustly justify this. Where inclusion of housing is appropriate
for the area and cannot practically be achieved on the site, the Council may
accept a contribution to housing elsewhere in the area, or exceptionally a
payment-in-lieu. Where a proposed development falls short of the Council's
requirements in terms of the contribution to housing (whether on-site, off-site,
or in the form of a payment-in-lieu), the Council will expect submission of a
financial viability appraisal to justify the scale of the housing proposed.

Affordable Housing Contribution

The requirement to provide housing (Policy H2) combines with the affordable
housing requirements of Policy H4 so that a proportion of the housing
provided is affordable in accordance with the sliding scale. Targets are based
on an assessment of development capacity whereby 100sgm (GIA) of
housing floorspace is generally considered to create capacity for one home. A
sliding scale target applies to developments that provide one or more
additional homes and have capacity for fewer than 25 additional homes,
starting at 2% for one home and increasing by 2% of for each home added to
capacity. Where developments have capacity for fewer than 10 additional
dwellings, the Council will accept a payment-in-lieu of affordable housing. The
amount of the payment in lieu would be calculated on the basis of the on-site
target for housing / affordable housing. As the uplift in floorspace is 1425sgm
GIA, this would result in a housing requirement of 712.5sgm. Therefore, the
affordable housing percentage using the slide scale would be 14%. The
payment in lieu would be £2,650 per sqm. This figure is the payment level for
affordable housing Policy H4 (full details can be found in CPG8 Planning
Obligations paragraph 6.10-6.13). The payment in lieu for affordable housing
would be 712.5 x 0.14 x 1.053 (to convert to GEA) x £2,650 = £278,347

(approx).

The Council seeks to negotiate deferred housing contributions for
developments where the provision of housing / affordable housing falls
significantly short of targets in Policy H2 and H4 due to financial viability, and
there is a prospect of viability improving prior to completion. The deferred
contribution is capped at the shortfall between the amount of additional
housing proposed and the Council's policy targets.

Design and Conservation

Former theatre and frontages

The full range of restoration measures included in the extant permission was
strongly supported by the Council, and the reduction of measures in these



proposals is regrettable. The reintroduction of scalloped parapets to the
theatre’s main frontage would have been of particular benefit to its
architecture. Historic England’s recommendations for colour and finishes to
the historic theatre, as advised in their letter of 1 September 2016 still stands.
The reduced restoration measures weaken the heritage benefits of the
proposals which helped to justify instances of harm arising from demolitions
and loss of historic fabric elsewhere.

Particularly regrettable is the abandonment of the extant permission’s
reinstatement of a double-height stage door on Crowndale Road, important
for articulating the historic arrangement of the theatre within. The canopy
should be reduced in length to fall short of the Hope & Anchor and allow
reinstatement of the stage door. The scale of signage proposed for this part of
the theatre’s flank is inappropriate to the character of Koko’s elevations to
Crowndale Road and threatens to interfere visually with the refined decorative
frontages of the Hope & Anchor in views. The proposed fabric canopy around
the principal frontages should be detailed to complement the restoration-
minded approach to the historic theatre elevations.

The double door proposed for the return from the Hope & Anchor’s ground-
floor facade beside the stage door would not be acceptable; such a
reorganisation of the pub’s historic entrance sequences could begin to
deactivate its original principal frontages; it would be better located in the
existing doorway to be fixed shut. It may be possible to wrap a separate
discreet canopy around this back corner of the pub. It is not clear what
advantage the new ticketing sequence (proposed for this entrance, through
the edge of the Hope & Anchor) would provide, but it may compromise the
internal arrangement of the pub. This is dealt with further in the section on the
Hope & Anchor below.

Proposals for minor reorganisation within the theatre’s back-of-house spaces
look likely to be acceptable.

Flytower

Omission of the two levels of accommodation planned to occupy the fly tower
and its retention in something closer to its original form is likely to be the
greatest benefit of these revised proposals. The removal of the accompanying
steel frame and concrete pile foundations, the glazed vision panels above the
proscenium arch, and the retention of the flytower’s perimeter masonry at
second-, third- and fourth-floor levels on the east and south sides facilitated
by removal of the suite and need for access to the roof from the bar formerly
proposed, along with the existing access from back-of-house to flytower at
second-floor level, are all very welcome. The resulting void which opens up
between the new core and retained flytower structure and fourth-floor level
does, though, raise the question of how far back from the street this core can
be pushed to further reduce its visibility.

Addition of a new gallery within the interior of the flytower above the stage is
welcome as a means of better revealing the original grid above, but should be



explained in detailed structural drawings, as should the physical and visual
consequences for the introduction of new mechanical plant.

Hope & Anchor

The proposed retention of the existing change of levels within the ground-floor
of the pub, and of some of the historic brickwork and structure within the
ground floor, as shown in the proposed ground-floor plan, is a significant and
welcome improvement on the extant permission. Similarly, reduced
encroachment of the new central core on the upper storeys of the Hope &
Anchor footprint is very welcome allowing greater distinction across its levels
between the pub and the theatre’s back of house — with potential benefits for
the animation and appearance of the pub from the street. It seems that the
proposals for more extensive demolition of the Hope & Anchor have emerged
since submission of the July 2017 pre-application document, and would
compromise much of this improvement.

The location of the proposed recording studio facilities in the new mansard
accommodation over the Hope & Anchor is not justified by presentation of any
testing of alternative locations nor studies of the impact of the substantial
engineering required to construct a professional recording studio on the
historic building beneath. The location of the recording studio in the mansard
raises two significant issues which are not adequately treated in the pre-
application submission and are unlikely to be acceptable:

- the mansard over the Hope & Anchor must lose the dormer windows it
had in the approved scheme, which threatens to make the new mass
overbearing of the simple pub building and in views along Crowndale
Road;

- itis clear that much of the re-engineering required for the Hope &
Anchor’s main historic building is calculated with reference to the loads
brought by the recording studio, and an alternative approach to repair
and partial reconstruction of the pub to deal with past decay and
already-failing materials and past re-engineering has therefore not
been explored.

The extant permission allows for demolition of all of the block’s perimeter
facing Bayham Street except the Hope & Anchor, with some reconstruction in
facsimile and some replacement buildings. Positive contributors and
especially groups of positive contributor buildings can make a contribution to
the character and appearance of conservation areas by patina and evidence
of the adaptive reuse of buildings, and the evolved quality of a townscape.
The proposed total demolition of the Bayham Street frontage would do harm
to the Camden Town Conservation Area additional to that identified with the
extant permission.

Notwithstanding the pub’s structural problems regardless of the top-floor use,
the substantial re-engineering claimed as a justification for the demolition and
reconstruction of the Hope & Anchor is generated by an arrangement which is
not tested against the capacities of the site’s heritage assets to sustain such



uses. Alternative options and reduced engineering impacts on the Hope &
Anchor should be explored.

Annotations on the proposed Bayham Street elevation (AHA/KKC/GA/202)
state that the upper storeys of the pub will be repaired and repainted, which
appears to be inaccurate. The ground-floor frontage of the pub on Bayham
Street is noted variously to be retained as existing, or constructed as per the
extant permission, but the proposed elevation does not match the consented
drawing. Retention of the existing pattern of fenestration is preferred, as is the
new irregular arrangement shown for the current toilet block.

Bayham Street views and upper storeys

The introduction of planters to the edge of fourth-floor terraces is noted but
the plan should make clear that the glazed balustrades can be set on the
inside of these to help reduce their visual prominence in views. The reduction
in the number of lifts and the overall volume of the fourth-floor core structure
above the Bayham Street/Place corner is welcome, and the loss of windows
on the Bayham Street frontage seems likely to allow it to better recede as part
of the cluster of rooftop structures above the centre of the block, wherever this
is glimpsed.

The amount and extent of proposed glazed balustrading remains excessive,
and will increase the sense of mass and homogeneity of the whole as viewed
from Bayham Street.

Bayham Place

Accommodation of plant behind louvered screens on the third-floor level of the
Bayham Place frontage would be acceptable in its visual impact, particularly
given the removal of the consented condenser unit enclosures allowing
retention of more of the theatre’s existing back-of-house brick structures. The
proposed arrangement will help to better maintain the character and limit the
sense of enclosure on Bayham Place.

The increase in the Bayham Place frontage of the new corner building by one
bay and the commensurate extension of its roof terrace threatens to pull this
reimagined corner plot too far from the modest character of the existing
positive contributor. As with the existing structure, (and noting the additional
storey approved for the replacement building under the extant permission)
either the fourth bay should vary its articulation to recede and reduce the total
mass, or the proportions and detailing of the fenestration across the whole
corner piece should be modified to reduce its formality and perceived scale.

Amenity

The submitted plans shows a number of proposed terraces at third and fourth
floor level.

Third Floor



e Terrace (49.7sqm) accessed from the private members suite at the
corner of Bayham Street and Bayham Place

Fourth Floor
e Terrace (106sgm) at the corner of Bayham Street and Bayham Place.
o Flytower terrace (28.93sqm)
e Private terrace (65sgm) and outdoor terrace (65sqm) on Crowndale
Road elevation

You should provide further details with any application as to how the terraces
would be managed, the capacity of each terrace, who would be able to
access each of the terraces and an assessment of how the noise from the
maximum capacity of each terrace would meet the ‘green criteria’ of Table D
of Appendix 3 of the Local Plan. The Council will seek to control the hours of
use of the terrace in order to protect neighbouring amenity. You should
provide details of the hours of use required for each of the terraces so that the
Council can assess whether these hours would be acceptable. The hours of
use of the terraces will be secured by condition. The Council is particularly
concerned with the proposed terraces on the corner of Bayham Street and
Bayham Place as these are in close proximity to neighbouring properties. The
details of the management of the terrace should be included in the building
uses management plan and this would be secured by legal agreement.

The Council will require an acoustic report to accompany the application. In
assessing applications, we will have regard to noise and vibration thresholds,
set out in Appendix 3 of the Local Plan, and other relevant national and
regional policy and guidance and British Standards. You should be aware that
the Council’s noise thresholds have been updated in the Local Plan and are in
some instances more demanding that those provided by Policy DP28 of the
previous Development Plan.

Camden noise thresholds reflect observed effect levels outlined in National
Planning Practice Guidance.

e NOEL — No Observed Effect Level

e LOAEL - Lowest Observed Adverse Effect Level

e SOAEL - Significant Observed Adverse Effect Level

Three basic design criteria have been set for proposed developments, these
being aimed at guiding applicants as to the degree of detailed consideration
needed to be given to noise in any planning application. The design criteria
outlined below are defined in the corresponding noise tables. The values will
vary depending on the context, type of noise and sensitivity of the receptor:

e Green — where noise is considered to be at an acceptable level.

e Amber — where noise is observed to have an adverse effect level, but
which may be considered acceptable when assessed in the context of
other merits of the development.

¢ Red — where noise is observed to have a significant adverse effect.



