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DESIGN EVOLUTION DESIGN PRINCIPLES 5.0

Building steps back from street level to reduce 
massing impact over Bayham Street

Frameless glazing to facade at high level

Brick detail to reference local light industrial 
aesthetic within Camden

From 9-23 Bayham Street, 
the building line projects 
and recedes along the street 
front in a stepped form

Full glazing at ground level to create open 
relationship with Bayham Street

Light well created in line with 3,5 and 7 Bayham 
Street to provide emergency escape and bring 
daylight and ventilation to lower levels.

Vaults below street level to be utilised for plant

Opportunity for glass block floor to bring filtered 
daylight into basement

Building shoulder height in line with existing 
street scene

Landscaping onto roof terrace, provide visual 
interest from Bayham Street

A DESIGN LED APPROACH

Design proposals for the proposed hotel and office at 7abc Bayham Street have not been 
designed in isolation, but rather as part of an iterative process, with the design team working 
closely with the local authority to create a scheme which is appropriate in scale and materiality 
and which will serve to enhance the character of the local context.

The period up to planning submission in July 2018 has involved an extensive pre-application 
process with several meetings with the London Borough of Camden to develop and refine 
scheme proposals with two Design Review Panels during this period as well as a public 
exhibition event held on the 7th of June 2018.

Feedback from these sessions has been incorporated into the design during its evolution 
aiming to ensure the delivery of a successful, contextual and characterful building which will 
serve as a positive addition to the architectural character of its surroundings. The diagrams 
on the following pages capture the evolution of the building massing within the streetscape 
of Bayham Street.

SKETCH SECTION OF EARLY CONCEPT PROPOSALS
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DESIGN EVOLUTION DESIGN PRINCIPLES 5.0

A distinctive Plinth base level is introduced, informed by the existing 
elevational forms along Bayham Street.

Crucial to the success of a public oriented building is forming a 
positive relationship with the street at ground level with a strong 
frontage with an open and engaging aspect.

The form of the elevation is explored with an ordered facade in a 
linear vertical arrangement.

The facade is divided into a series of vertical bays, informed by the 
existing elevational massing along Bayham Street. 

The verticality of the building form is explored by stepping the 
elevation to create a more sensitive frontage over Bayham Street with 
upper levels tiered to soften the architectural impact.

The horizontal form of the elevation is explored, responding to the 
existing street scene by introducing height variances to the vertical 
bays forming the frontage. 

In response to the pediment of 9b Bayham Street and the existing 
buildings on the proposed site, a facing gable element is explored. 

Character of the frontage is further explored with the introduction 
of projecting openings along the first floor level, informing a more 
dynamic elevational quality. 

The ground level relationship with the street is further explored to 
ensure an open and visually permeable frontage onto Bayham Street. 
The openings on the set back upper levels are varied to inform a 
more contemporary character.

The building height and massing is developed with tiered upper level 
forms and a more ordered approached explored to window openings. 
Projecting windows to contrast with set back openings is explored to 
deliver a contemporary aesthetic whilst responding to the historically 
sensitive context.  

The use of varying window positions as well as projecting 
windows to contrast with set back openings is explored to deliver 
a contemporary aesthetic whilst responding to the historically 
sensitive context.  

The main facade concept is reconsidered as the design development 
progresses, looking at more traditional facade treatments.

the design of proposal has been informed by the belief that the key 
to the success of the scheme will be to establish a positive front 
facade which will interact well with the street scene along Bayham 
Street, responding to existing building heights on Bayham Street, 
Bayham Place and Camden High Street.

The regimented character is broken up to explore a more diverse 
arrangement.

A more three dimensional quality is introduced to the elevation by 
responding to the existing frontage along Bayham Street with the 
introduction of projecting vertical bays. Window proportions are 
explored looking at the relationship with adjacent buildings.

A simplified form is revisited with a stronger relationship between 
upper and lower levels of the elevation and further development of 
the ground level frontage and the projecting vertical bays above.
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The use of a perforated cladding finish is explored to give the 
building openings new depth and texture and re-introduce 
contemporary elements, whilst creating a more cohesive massing at 
upper levels.

The form is simplified to maintain a less cluttered facade, using a 
prominent structural frame with facade elements set back to reduce 
the massing of upper floors as perceived from street level.

The structural frame continues carries the facade of the building up 
to the top level, with massing set back in tiers to reduce the impact 
at street level.

Different heights and window forms are explored to the main facade 
and upper levels.

The massing of the upper levels is reconsidered to determine if the 
impact of the massing on street level can be softened.

A prominent shoulder level is introduced to create a stronger facade 
at lower level, with upper level massing set back beyond a higher 
parapet.

A strong vertical element creates the opportunity for a more striking 
entrance to the building. The massing at high level is aligned to 
create a simplified building form.

The traditional warehouse aesthetic is further explored looking at 
window treatments and the use of brick arches to respond to the 
local context.

The study looks at differentiating the facade treatments to create a 
distinctive aesthetic to the upper levels

The shoulder height of the main facade is reduced to soften the 
impact along the Bayham Street streetscene with the upper levels 
tiered back in stages. 

The overall building height is reduced to and the detail and facade 
treatments considered.

Following comments from the design review panel, the concept is 
reconsidered with the facade divided back into four distinctive bays 
following the residential street pattern.

The facade is further refined, with a more uniform order and a much 
more elegant approach to the projecting facade element to reduce its 
impact on the streetscape of Bayham Street.

The facade is simplified and brought into line with the immediate 
streetscape though a prominent projecting element breaks up the 
facade whilst defining the entrance to the scheme.

A more uniform approach is tested to give the facade a single 
architectural language, balancing the scale of the residential 
streetscape against the light industrial aesthetic reflecting the site’s 
former usage.

The revised design is refined, restoring a more consistent shoulder 
height whilst reducing the scale of the scheme at the top levels.

DESIGN EVOLUTION DESIGN PRINCIPLES 5.0
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MASSING RESPONSE DESIGN PRINCIPLES 5.0
The design for the scheme at 7abc Bayham Street has seen numerous iterations over what 
has been an extensive process of design development, though one key feature throughout 
has been the care with which the proposed massing of the development responds to its 
surrounding context.

For the scheme to be a successful addition to its immediate setting, the proposed massing 
must form a positive relationship with neighbouring buildings, particularly to the north where 
the design team recognise that existing amenity is most sensitive. The massing of the scheme 
has been designed to fall away on each level, reducing the impact over Kings Terrace to the 
north. A courtyard is introduced to the northern site boundary responding to the rears of Kings 
Terrace and Bayham Street, allowing greater natural light and ventilation into the proposed 
building footprint whilst preserving the amenity of neighbours along this development edge.

The relationship with Bayham Street is also crucial to the schemes success. Whilst the line 
of the facade and building shoulder height are informed by the immediate neighbours, a bold 
projecting element is introduced to celebrate the entrance of the scheme whilst responding 
to the undulating street scene along Bayham Street.

The existing site has a disjointed and incongruous form in relation to the scene appearing as 
a gap in development.

The courtyard cut into the footprint reflects those to the rears of Kings Terrace and Bayham 
Street to reduce the impact of the proposed massing on these spaces.

The top floor sits back from the facade, reducing the impact on both Kings Terrace and 
Bayham Street to allow a more comfortable relationship with the immediate context.

The ground floor seeks to maximise the site footprint whilst allowing lightwells or courtyards 
to three sides to bring light and ventilation into lower levels.

The decreasing footprint continues as the building height increases, particularly to the north 
reducing the impact of proposed massing onto Kings Terrace

The shoulder height of existing development within the immediate context is defined and 
used to inform the proposed massing

The footprint starts to fall away to the north and south to allow a more comfortable relationship 
with neighbouring buildings.

The introduction of a projection forms a strong vertical entrance feature whilst responding 
to the existing projection of 7abc as well as the undulating street scene of Bayham Street. 
Building on north face carved back to a bowl shape to ensure sufficient daylight to neighbours.

STREETSCAPE

SECOND FLOOR

PROJECTION

EXISTING

FIRST FLOOR

FOURTH FLOOR

GROUND FLOOR

THIRD FLOOR
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Top floor | set back from building line

Hotel rooms

Double 
height atrium 
at entrance

Basement offices

Conference Fitness

Co-working 
loungeBayham Street

22.94 22.99

Section

MASSING RESPONSE

To the north, Bayham Street has a largely residential scale and character, however, this 
changes to the south, west and east. The proposed site sits opposite the Bayham Place estate 
with Westerham, a six storey high rise housing development directly facing the site. Built 
in the mid 20th century, the estate forever altered the character of Bayham Street with the 
eastern side of the street reflecting a much more modern character along its length.

Similarly tall buildings mark the southern edge of Bayham street with a six storey apartment 
building under construction directly adjacent to 7abc, along with a substantial enlargement 
under construction to the rear of the nearby KOKO nightclub as part its redevelopment.

The western boundary of 7abc forms the rear courtyard car park of a high rise office building 
above commercial premises on Camden High Street. The sketch section here demonstrates 
the massing of the proposed scheme within this context.

DESIGN PRINCIPLES 5.0
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REAR OF 3, 5 & 7 BAYHAM STREET

Courtyards to the rear of dwellings along Bayham Street and Kings Terrace will be inevitably 
impacted by the massing of the proposed building, even with measures taken to mitigate 
this, so careful consideration must be given to the relationship with the neighbouring spaces 
surrounding 7abc Bayham Street. The design team have explored a number of facade 
treatments and massing responses to ensure a coherent and appropriate relationship is 
formed with the surrounding context on all sides of the proposed building, minimising loss of 
amenity and ensuring a positive relationship and coherent architectural language is created. Landscaping concept from main facade is 

continued on all sides to introduce green spaces 
and a vibrant building

Design approach varying from front elevation 
to create distinct response to courtyards

Materiality to relate to front facade to create 
a single cohesive aesthetic, though with use 
of varying brick detail such as projecting or 
perforated brick.

View

Proportionate massing to 
relate to adjacent Bayham 

Place buildings

Window positions vary to 
avoid standardised facade

The elevation against Bayham Place is south 
facing and could utilise a green wall to create a 

vibrant and constantly changing facade

MASSING RESPONSE

The facade steps back gradually to avoid a 
single vertical mass adjacent to the courtyard

DESIGN PRINCIPLES 5.0
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KINGS TERRACE

As important as the frontage onto Bayham Street, will be the rear aspect of the proposed 
scheme and the impact on the vista at the end of Kings Terrace. Even without the possibility 
of access from this point, it remains an important part of proposals that the building will form 
a positive relationship with the existing architectural character to the rear of the site.

Scheme proposals to this aspect have been developed over numerous iterations of design 
proposals and subsequently reduced in scale to minimise the impact over Kings Terrace with 
the building largely obscured by the existing development along Kings Terrace at both short 
and long range along the street.

Distinctive design to top levels to 
create a diverse aesthetic

Early concept proposal sketch from Kings Terrace

Updated visual demonstrating developed design with less massing  visible from Kings Terrace

MASSING RESPONSE

Massing reduced to form a more 
cohesive relationship with the terrace

Bayham Place development currently under 
construction

Landscaping at roof level to soften the 
impact of building massing

DESIGN PRINCIPLES 5.0
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CREATING SPATIAL QUALITY DESIGN PRINCIPLES 5.0

Section

Dome over KOKO

Hotel accommodation at 
upper levels

Admin offices

Light well to rear of building

Lower basement 
fitness facilities

Shaft of daylight into 
basement offices
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A key principle of the scheme is to utilise first floor and up as hotel accommodation whilst 
ground and basement levels will become cafe/bar, fitness and office spaces. This means 
to deliver successful office accommodation, it will be critical to bring natural light and 
ventilation into the lower ground level through the use of lightwells and courtyards. 

A lightwell to the rear of the scheme will allow light penetration into the lower ground office 
space with a planted green wall on the internal face of the existing boundary wall to bring 
visual interest to this space.
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Hotel & co-
working lounge 
space.

Office space

Hotel 
accommodation

Westerham high rise 

Section

Light well along Bayham 
Street  brings light and 
ventilation to basement

Conference 
rooms
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As with the rear elevation, a lightwell will run along the front of the scheme parallel to Bayham 
Street. As well as providing opportunities for emergency escape, this will provide improved 
light and ventilation to office spaces along this facade, with a glass block floor to deliver 
diffused light to the conference spaces below.

CREATING SPATIAL QUALITY DESIGN PRINCIPLES 5.0
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Lower basement 
fitness suite

Basement 
co-working

Ground floor 
cafe/bar

Upper levels, hotel 
accommodation

VENTILATION

Tiered development allows 
landscaped terraces and 
preserves amenity for 
neighbours
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The introduction of a courtyard against the rears of Kings Terrace and Bayham Street on the 
northern boundary will serve to reduce the impact of massing on the neighbouring buildings 
to the north while enhancing the amount of light and ventilation brought into lower ground 
level. This will also create an atrium for circulation with planted walls within the courtyard 
providing visual interest.

CREATING SPATIAL QUALITY DESIGN PRINCIPLES 5.0
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COMMUNITY ENGAGEMENT DESIGN PRINCIPLES 5.0

As discussed in this document, proposals for this project have not been developed in isolation. 
As part of the clients commitment to community engagement throughout the planning and 
construction process, In June 2018, the design team for the 7abc Bayham Street hotel and 
office put together a public exhibition to share scheme proposals with the local community. 
This event was held in a local community building close to the proposed site and local 
residents and councillors were invited to look at the proposed scheme with members of the 
design team present to discuss any queries and concerns.

Attendees were asked to give written feedback at the event which was then collated and 
outcomes considered as the scheme was refined further through the pre-application process. 
This has helped inform the scheme proposals which are now submitted for planning.

examples of exhibition boards from public event

ambigram architects
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Welcome to today’s event...
Thank you for attending today’s public exhibition for the design proposals of a new development concept at 7abc 
Bayham Street in Camden. 

Members of the project team are wearing name badges so feel free to approach them and ask them any questions you 
may have. 

This exhibition and feedback received will form part of the official planning application submitted to the London Borough of 
Camden, and will help us achieve a design that will improve the local amenities for residents and businesses. 

The development team for this project came together in October 2017 with ambigram architects appointed to initially 
review and appraise an existing office block within the rapidly regenerating area of Mornington Crescent with a view of 
creating Camden Lifestyle’s new office and hotel concept on this under utilised site.

The 7abc Bayham Street scheme includes proposals for a hotel with a contemporary café/bar, fitness suite and high-quality 
office facilities with co-working spaces and conference facilities suitable to businesses in the creative and TMT sectors.

The development team’s aspirations are to deliver an iconic hotel with co-working space of the highest quality, which 
will become a catalyst for the ongoing regeneration of the local area, attracting a variety of people and economic activity 
to the vicinity, promoting employment and leisure opportunities. The culmination effect would result an overall improved 
use of an existing site that would benefit the local residents along Bayham Street and enhance the ‘feel safe’ factor in 
terms of security. The project aims to create a strong bond with the local context and community as well as the two 
nearby regeneration schemes in Kings Cross and Euston. The response to the local context and a thoroughly considered 
sustainable approach are critical drivers for the architectural concept of the hotel and its identity.

Through our initial review it became clear that this site offers great potential when seen against the immediate wider 
context, especially the opportunities and ambitions offered by the Kings Cross and Euston/HS2 Regeneration schemes 
and local re-development projects such as the proposed Camden Town Station, the construction of Camden Lock Village 
Market, the nearby 101 Camley Street and the soon to commence scheme of Koko’s Hope Project.

Through our initial review it was determined that this would be a challenging site for redevelopment. From the outset, 
we felt that any proposal needed to be contemporary in design, whilst sensitive to the local context, environmentally 
responsive and economically sustainable to respond to the ideals of the local community whilst making a positive 
contribute to its future growth. This proposal seeks to build on the local regeneration around the Camden High Street and 
the proposed building through its use and its active frontage will seek to improve the public realm, promote pedestrian 
security through enhance passive surveillance, provide improved local leisure amenities and create varied employment 
opportunities. All of which would benefit both the users and the local community.

Bayham
 Street

KOKO London

Bayham Place Estate

7abc 

Bayham Place

Cam
den High Street

7ABC BAYHAM STREET

SITE LOCATION PLAN

CONSULTATION ZONE

7abc BAYHAM STREET

ambigram architects
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Part of an ongoing regeneration...
7abc Bayham Street falls within the Camden Town Conservation Area, though the buildings 
are and is considered to have neutral contribution and are not listed. The site is made up of 
three eclectic, though nondescript disconnected buildings currently in use as offices with 
a significant part of the site is underutilised and covered with a hard surface.

The immediate area has experienced a significant amount of development over recent 
years. Adjacent 3, 5 & 7 Bayham Street have recently been redevelopment including a 
new level over the three terrace buildings via a new mansard roof extension which created 
a 4 storey street frontage. Work is currently underway on a 3 storey extension over 48-56 
Bayham Place which will result in a 6 storey building.

At the end of Bayham Street is the recently consented scheme for the live music venue 
KOKO, which will begin on site in the near future. This is a significant redevelopment of a 
landmark group of buildings that will alter the scale and size of the local area significantly 
with additions that would result in a new 5-7 storey roof line. 

The 7abc Bayham Street proposals will serve to compliment this development by 
providing an innovate new hotel and office concept, bringing jobs and investment into the 
local area. Camden Lifestyle see the merit of the natural synergies in joining the hotel and 
office space offerings, and are keen to take advantage of the innovate & creative spirit of 
Camden Town by providing dedicated creative industry/TMT sector workspaces. This will 
also mean the creation of a cafe/bar space at ground level serving as a vibrant hub, not 
just for guests and workers, but also the wider Camden community.

With such close proximity to the heart of Camden Town and excellent public transport 
links to  the rest of London area, the ongoing regeneration of the area around Mornington 
Crescent will be well complimented by the proposals for 7abc Bayham Street. The site, 
ideal for redevelopment, will be transformed into a vibrant public space bringing increased 
pedestrian footfall and improved natural surveillance promoting pedestrian security along 
the southern end of Bayham Street.

KOKO London

3, 5 & 7 Bayham Street Terraces

Bayham Place apartments

7abc Bayham Street

Busy high street with 
heavy vehicular and 

pedestrian traffic

Approx 10 min walk 
to Camden Market

Camden Town Conservation 
Area boundary

KOKO London

Approx 15 min walk to 
Euston Station

Approx 30 min walk to 
Tottenham Court Road

Mornington Crescent 
Station

short walking 
distance from site 

to  underground station

Cobden statue

1960s high rise social 
housing development

approx 15 min 
walk to Kings 
Cross/St Pancras 
station

proposed site

primary route

secondary route

tertiary route

bus stop

Underground 

conservation area

listed building

town centre

green space

HOTEL CORE
Protected lift and stair core 

serving all floors for access to 
office and hotel facilities.

OFFICE SPACE
Interconnected with hotel social 
space to create synergy allowing 
shared usage

CAFE/BAR
Hotel breakfast room and lobby bar 
which also serves as informal work 
space during office hours.

RECEPTION/BAR
Acts as hub serving hotel, 
office and bar area with direct 
connectivity to each space.

HOTEL LOUNGE
Comfortable lobby 

lounge/bar area 
adjacent to main 

entrance.

BACK OF HOUSE
Service areas, admin office, refuse 
storage, kitchen, staff changing 
facilities and public toilets

SERVICE ACCESS
Separate access required for 

deliveries etc in close proximity 
to loading bay. Also provides fire 

escape for hotel and cycle entrance

Opportunity for light-well 
along rear elevation to bring 

light to basement levels

Active frontage along 
Bayham Street

MAIN ENTRANCE
Primary public access 
for hotel/bar and office 

facilities

BASEMENT ESCAPE STAIR

COURTYARD
External courtyard to provide light 
and ventilation to basement office 
space as well as circulation and 
outdoor amenity space.

LOADING BAY

Courtyard to increase offset against 
neighbouring dwellings and reduce 
impact on daylight amenity.

Interior of floor plan with limited 
daylight amenity to be used for linen 
store/housekeeping.

No visual amenity possible to sides 
or rear, limited daylight opportunities 
obstructed by neighbouring buildings

Terraces provide natural light/ventilation 
to lower levels with landscaping to 
provide visual amenity only.

HOTEL CORE
Protected lift and stair core 
serving all floors for access to 
office and hotel facilities.

Hotel accommodation 
can benefit from natural 

daylighting/ventilation without 
visual amenity through use 

of obscured glazing over 
adjacent courtyards

Potential to provide balconies 
over Bayham Street to 

enhance room value and 
scheme viability

HOTEL ROOMS
void over main entrance 

to enhance volume in 
lobby area

LOCAL REDEVELOPMENT PROJECTS

GROUND FLOOR CONCEPT

UPPER LEVELS CONCEPT

ambigram architects
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Cladding to compliment 
with light brick finish at 

lower levels

Full height glazing to form visual 
permeability with Bayham Street

Prominent glazed entrance 
recessed within projected 
entrance bay

Balustrade material to reflect 
cladding at upper level

Facade at top level set back 
from street front to reduce height 

impact on Bayham Street

Glazing at sides obscured 
to allow natural light and 

ventilation while preserving 
privacy amenity.

Porch projects 
out to create bold 
entrance feature

Courtyard to bring light and ventilation 
to all levels, whilst preserving daylight 
amenity to neighbours

Retracting glazed roof over 
courtyard creates flexible 

indoor/outdoor amenity and 
circulation space

Residential 
buildings along 
Kings Terrace

No access to 7abc 
Bayham Street site from 

sides or rear

Contemporary glazing 
detail to rear

Existing boundary wall to 
rear of site

Bayham Place

Building steps back at upper levels to 
ensure natural light and ventilation to hotel 

rooms and preserve daylight amenity to 
neighbours with massing of building largely 

concealed behind existing development 
along Kings Terrace 

Opportunity to create 
landscaped roof 
terraces for visual 
amenity only

ELEVATION 01 | BAYHAM STREET

ELEVATION 03 | No 9a BAYHAM STREET

ELEVATION 04 | KINGS TERRACE ELEVATION 04 | KINGS TERRACE

ELEVATION 02 | BAYHAM PLACE

Building steps back from street 
level to reduce massing impact 
over Bayham Street

Full glazing at ground level to 
create open relationship with 
Bayham Street

Light well created to bring 
daylight and ventilation to 
lower levels.

Opportunity for glass floor 
to bring filtered daylight into 
lower basement

Building shoulder height relates 
to existing street scene

Landscaping onto roof terrace, 
visible from Bayham Street

ambigram architects
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Local jobs and the local economy...
Our project is aimed at Camden’s creative industries and will capitalise on this and the Camden Town area’s reputation as a 
vibrant and eclectic tourism destination. It is expected that the guests of the hotel would use the workspace (i.e. if travelling 
on business or staying for longer periods) and those using the workspace could also benefit from the hotel, for example 
if attracting business travellers.

The hotel would also capitalise on the proximity to the creative hub of Camden Town Centre. It is an important part of the 
business model that the hotel and office space operate together as one entity, capitalising on natural synergies and operating 
in unison within a bespoke building.

A number of jobs will be created on site during the construction phase and as part of our application we will work with the local 
authority in Camden to target these at local people wherever appropriate.

Once the building has been completed, the building would provide 94 jobs. Our analysis suggests 30 jobs will be created to 
run the hotel, 63 in the office space, and 1 in the fitness studio.

As above, we will work with Camden to ensure as many local people as possible are employed in these exciting new 
opportunities. 

The new office space will also create spaces for new businesses to move into and we will target existing businesses through 
partners such as Camden Town Unlimited to support the local economy, creating greater job density than existing on site so an 
increase in jobs overall and a significant improvement in contributions to the local authority.

Your view and next steps..
Thank you for attending our exhibition today – we hope it was useful for you. Using the information you 
have read, please fill in one of our feedback forms and give us your views on these proposals for 7ABC 
Bayham Street.

Below is a rough timeline of our project overall. 

June 2018: Submission for planning 

Early 2019: Works to commence on site

2020: Works completed 

The project team for this exciting development presently includes:

Client:  Camden Lifestyle (UK) Ltd
Architects:  ambigram architects
Principal Designer:  KGK Consultants
Planning Consultant:  GL Hearn
Heritage and Townscape:  Heritage Collective
Local Community Advisor:  Quatro PR
Structural Engineer: TZG Partnership
Daylight and Sunlight Consultant:  Point 2 Surveyors
Energy and Sustainability Strategy: Ensphere Group
Transport and Movement:  Transport Dynamics                           
Air Quality, Ecology, Site Waste and
Waste Strategy Consultant:  Royal HaskoningDHV 

CAMDEN LIFESTYLE LTD

VIBRANT NEW PUBLIC SPACE

DYNAMIC WORK ENVIRONMENTS


