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Dear Mr Fowler

T&CP (Development Management Procedure) (England) Order 2015

& Planning (Listed Buildings & Conservation Areas) Regulations 1990 

125 SHAFTESBURY AVENUE LONDON WC2H 8AD
Application No. 2024/5408/P
Thank you for your letter of 13 March regarding further information on the above application for planning permission. On the basis of this information, we offer the following advice to assist your authority in determining the application.

Summary

The proposal is to refurbish and extend a 1980s office building located between two major Victorian West End streets, which has a marked presence in the settings of the Seven Dials Conservation Area and the Grade II-listed former Saville Theatre. The design initially proposed a stepped frontage to Shaftesbury Avenue that conflicted with the formality and horizontal emphasis of the historic buildings which contribute to the street’s characteristic sweep. The unamended proposal threatened harm to the settings of the neighbouring designated heritage assets, which attracts considerable weight in the planning balance. Amendments to create a more resolved building on Shaftesbury Avenue and refined façade above its stronger shoulder would improve the building’s relationship with its context and reduce the harm.

Historic England Advice


Significance

The site lies between Shaftesbury Avenue and Charing Cross Road, the two major Victorian thoroughfares of the West End, and is surrounded by designated heritage assets. The existing 1980s office building holds little heritage interest and its bulk and architectural character are unsympathetic where seen from within the surrounding historic environment. 

a) Shaftesbury Avenue

Built in the 1880s, Shaftesbury Avenue varies in character along its length, but buildings mainly present evenly balanced facades with fairly regular shoulders carried across the width of their plots and more varied roof treatments above, standing at between four and at most eight storeys above ground. This order and horizontal sweep generate a historic character out of varied architectural styles.

b) Conservation areas and listed buildings

The site is close to multiple conservation areas in both Camden and Westminster-Seven Dials, Denmark Street, Soho, Chinatown, and Bloomsbury-and listed buildings such as the Phoenix Theatre (grade II) and St Giles-in-the-Fields Church (grade I). Closest is the adjacent former Saville Theatre (grade II) the significance of which, strongly expressed in its boldly composed, horizontal and slightly convex frontage, draws on the historic context of the Shaftesbury Avenue streetscape.

Impact of the proposals on significance

The proposed development builds on a 2018 approval, adding one extra storey (13 total over 11 existing) and a net uplift of over 10,000 sqm floorspace, increasing sustainability and floor space, while improving pedestrian routes through the site. These aspects remain broadly positive.

As initially submitted, the stepped and asymmetrical frontage on Shaftesbury Avenue risked disrupting its formal, horizontal character. Amendments have now been made to introduce a consistent cornice above the 6th-floor level, and to refine refining the treatment of the upper façade. These adjustments make the proposal more contextual, and reduce the visual disruption in oblique views along Shaftesbury Avenue, featuring the former Saville Theatre, of the stepped frontage originally proposed. The amended proposal would avoid or reduce the harm threatened to the settings of the theatre and the Seven Dials Conservation Area. 

Relevant planning policy

Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 require authorities to assess the effect of proposals seeking planning permission on the settings of listed buildings and on conservation areas. The National Planning Policy Framework (2024) requires any harm to heritage assets to be clearly justified and outweighed by public benefit. It also attaches great weight in the planning balance to the conservation of the significance of designated heritage assets. Camden’s Local Plan and the Seven Dials Conservation Area Statement reinforce these policies.

Historic England's position on the amended proposals

In the additional analysis submitted, the applicant acknowledges the precedent for horizontality expressed through cornices and balanced shoulder heights that reinforce formality on the street, while accommodating varied roof treatments above. Reducing the overall height at this corner would better align with the surroundings and to reinstate a level shoulder to Shaftesbury Avenue; however the applicant explains that the retained structural grid means that pulling back their proposed massing at the corner to Stacey Street would be costly in additional transfer structure and would disrupt the consistent three-bay expression of the grid on these facades.

The updated proposal is improved by the addition of a legible shoulder expressed by a cornice, producing a balanced building to Shaftesbury Avenue of confident character reminiscent of other modern West End buildings. The amendment supports horizontal emphasis along the frontages to the curving avenue, better supporting the historic character of Shaftesbury Avenue and the Seven Dials Conservation Area, and reinforces a key formality of the architectural context in which the composition of the former Saville Theatre intervened. Though perhaps not as effective as if accompanied by a full reconsideration of the massing and upper-level design, the amendments do therefore satisfactorily address the harm to these designated heritage assets.

The accompanying refinements to the façade grid facing Shaftesbury Avenue and Stacey Street above the cornice helpfully lighten the appearance of these storeys with a language more aligned with that elsewhere at upper levels. With the character of the building on Shaftesbury Avenue substantially changed though, it may be that the complex and multifaceted architecture of the upper storeys above this would benefit from further holistic reconsideration.

Recommendation

Historic England has no objection to the application on heritage grounds. We consider that the application satisfies paragraphs 208, 210, 212 and 213 of the NPPF (2024).

In determining this application you should bear in mind the statutory duty of section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 to have special regard to the desirability of preserving listed buildings or their setting or any features of special architectural or historic interest which they possess; and section 72(1) of the Act, to pay special attention to the desirability of preserving or enhancing the character or appearance of conservation areas.

Your authority should take these representations into account in determining the application. If there are any material changes to the proposals, or you would like further advice, please contact us. Please advise us of the decision in due course.

Yours sincerely

Alfie Stroud
Inspector of Historic Buildings and Areas

E-mail: alfie.stroud@historicengland.org.uk
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	Historic England is subject to both the Freedom of Information Act (2000) and Environmental Information Regulations (2004). Any Information held by the organisation can be requested for release under this legislation.
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