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SECTION 1: INTRODUCTION 

1.1 This Planning Statement has been prepared by Firstplan in support of planning and 

listed building consent applications for change of use from offices (B1) and a two 

bedroom flat (C3), to a five bedroom family house (C3) with associated internal 

listed building alterations.   

1.2 The property is part of a grade II* listed terrace of thirteen properties on the western 

side of Fitzroy Square.  The proposal will restore the grade II* property back to its 

original use as a residential town house. 

1.3 The offices have been vacant since October 2012.  Marketing evidence is submitted 

in support of the application.  The issues associated with the use of the building as 

offices include security concerns from the shared staircase with the existing flat, 

unsatisfactory office layout, difficulties associated with installing ICT equipment and 

air conditioning due to the listed status, and high rates despite a reasonable rent. 

1.4 The proposals for change of use will make good use of the existing property.  A high 

quality family home will provided which will enable significant investment in the 

building. 

1.5 This report sets out the planning considerations behind the proposed development 

scheme. Section 2 provides a description of the site and surrounding area, whilst 

section 3 provides a description of the proposal. Section 4 identifies the specific 

planning issues. Section 5 provides a Heritage Statement. The Design and Access 

Statement is set out in section 6 and the conclusions are detailed at section 7. 
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SECTION 2: SITE DESCRIPTION AND BACKGROUND 
INFORMATION 

a) Description of the Application Site and Surroundings 

2.1 The application site is situated in Fitzrovia to the western side of Fitzroy Square and 

forms part of a grade II* listed terrace of thirteen properties (Nos. 20 – 32 

consecutive). The Georgian square is of early nineteenth century construction 

c.1832-35.  

2.2 No.26 comprises basement, ground, three upper floors and attic accommodation. 

The property has been extended to the rear in the past at basement, ground and first 

floor.  

2.3 The front elevation is characterised by a stucco façade with round-arched ground 

floor sliding sash windows and square sash windows to the upper floors. This is 

replicated along the whole terrace with a continuous cast iron balcony running along 

the first floor.  

2.4 The property was originally built as a single family house.   The current operative use 

of the building is for office (B1) use to the basement, ground, first and second floors 

with a residential apartment at third floor and attic levels.   The two uses share one 

entrance and staircase which presents practical issues such as security for each use. 

2.5 The offices have been vacant since Autumn 2012.  The surrounding properties are a 

mixture of residential and office uses. 

2.6 Photographs of the property are attached at document 1. 

DOCUMENT 1 

 

b) Planning History 

i. The Application Site 

2.7 There are a number of historical permissions relating to the property, such as internal 

alterations granted in 1974 (HB784), a rear extension granted in 1977 (HB1666), and 

external repairs granted in 1986 (8670316). 
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2.8 More recently, a certificate of lawful existing use was granted in April 2008 (ref: 

2008/0812/P). The certificate of lawfulness established the use of the second floor as 

offices.     

2.9 Prior to the certificate of lawfulness, two planning applications in 1956 and 1965 (ref: 

AR/TP/46154/NW and CTP/H12/27/1/962) had previously sought to regularise the 

use of the second floor. However, these applications were refused as the second 

floor was allocated for residential purposes and the Council wanted to protect this.  

ii) Surrounding Area 

2.10 Since 2006, planning permission has been granted for the change of use Nos. 7, 8, 

22, 33 and 34-5 Fitzroy Square from offices to residential.   

2.11 Of particular interest is No.22 Fitzroy Square which is part of the same listed terrace 

at No.26 and was granted permission in 2010 (2010/5063/P).    The officer’s report 

confirms that no marketing evidence was submitted but the change of use was 

considered acceptable as the building was not considered to have a layout suitable 

for use outside Class B1(a).  The change of use was welcomed in listed building 

terms.  A copy of the decision notice and officer’s report is attached at document 2. 

DOCUMENT 2 
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SECTION 3: APPLICATION PROPOSAL 

3.1 This application proposes the change of use from offices (B1) and a two bedroom 

flat (C3), to a five bedroom family house (C3) with associated internal listed 

building alterations.  The proposal will restore the grade II* listed property back to 

its original use. 

3.2 The basement will comprise an entertainment room, gymnasium and guest room.  

The layout will remain as existing apart from the insertion of a partition within the 

modern part of the basement to create a bathroom. 

3.3 The main entrance will remain unaltered at the ground floor with a dining room, office 

and kitchen provided at this level.  The only alterations comprise replacement of 

existing modern doors with a partition between the two main rooms. 

3.4 Two reception rooms will be located on the first floor level with no changes to the 

plan form.   On the second, third and attic floors five bedrooms will be provided with 

one doorway closed off at second floor level and another door removed.  New 

bathrooms will be installed.  
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SECTION 4:  PLANNING CONSIDERATIONS 

4.1 This section of the report discusses the key planning issues affecting the application 

proposal in the light of the relevant planning policies.  

4.2 The statutory development plan for the site comprises the London plan (2011 

with revised early minor alterations), the Camden Core Strategy (2010), the 

Camden Development Policies DPD (2010) and the Fitrovia Area Action Plan 

(2014). The Fitzroy Square Conservation Area Appraisal and Management 

Strategy (2010) is also relevant. 

4.3 The National Planning Policy Framework (NPPF) is a material consideration. The 

guidance states that at the heart of the planning system, there is a “presumption in 

favour of sustainable development”, which should be seen as a “golden thread” 

running through both plan-making and decision taking. The document highlights at 

Paragraph 14 that local planning authorities should positively seek opportunities to 

meet the development needs of their area, approving development proposals that 

accord with the development plan without delay. 

4.4 The site is located within the Central Activities Zone and the Fitzroy Square 

Conservation Area (designated 1980). There are no specific employment 

designations relating to the area. 

4.5 The key planning issues for consideration are the principle of the loss of B1 office 

space, the principle of the provision of one five bedroom property and the impact 

of the proposal on the heritage asset. 

 a) Principle of the loss of offices 

i) National Planning Policy Framework 

4.6 The NPPF sets out a presumption in favour of sustainable development.  It seeks to 

encourage the effective use of land by reusing land that has been previously 

developed (brownfield land) and seeks to boost significantly the supply of 

housing, including a wide choice of high quality homes. 
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4.7 Paragraph 51 explains that local planning authorities should seek to bring empty 

buildings back into residential use and states that: 

“They should normally approve planning applications for change to 

residential use and any associated development from commercial 

buildings (currently in B use classes) where there is an identified 

need for additional housing in the area, provided that there are not 

strong economic reasons why such development would be 

inappropriate.” 

 

ii)  Local Policy 

 

4.8 Policy CS8 from the Core Strategy (2010) and Policy DP13 from the Development 

Policies DPD (2010) provide Camden’s approach to the protection of employment 

sites and business premises. Camden Planning Guidance 5 (CPG5) provides 

additional guidance on circumstances where the Council will consider alternative 

uses for employment sites.  

4.9 Policy DP13 seeks to retain buildings suitable for continued business use and will 

resist change to non-business unless it can be demonstrated that a site or building 

no longer suitable for its existing business use; and there is evidence that the 

possibility of retaining, reusing or redeveloping the site or building for similar or 

alternative business use has been fully explored over an appropriate period of time. 

4.10 The policy also states that: 

“When it can be demonstrated that a site is not suitable for any 

business use other than B1(a) offices, the Council may allow change 

to permanent residential uses. 

 

4.11 Additionally, CPG5 sets outs the priority for the replacement of office space to be 

permanent housing and establishes a preference for older office buildings or 

buildings that were originally built as dwellings, such as the proposal site.  

4.12 The Fitzroy Square Conservation Area Appraisal and Management Statement states 

that: 

“13.8 Owners will be encouraged to keep listed buildings occupied 

and in an appropriate use. The most appropriate use will be to retain 

a listed building in its original use.” 
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   iii) Analysis 

4.13 No. 26 is no longer considered to be viable office space. It was originally constructed 

as a residential dwelling and does not provide quality purpose built office 

accommodation.  Potential for alterations to the building are restricted by its grade II* 

listed status and it would be difficult to create modern office space without causing 

significant harm to the historic fabric of this heritage asset.   

4.14 The owners had the property valued by agents in October 2012 and were advised 

that the property was in need of refurbishment.  Taking this into consideration, the 

rent they could expect without this work was in the mid to high £30’s per sq ft.  If 

refurbished they could expect to achieve £42.50 per sq ft. It was therefore decided to 

market the property at £28 per sq ft which is a low figure and therefore likely to 

attract tenants.  

4.15 The business rates payable to Camden are £33,136 for the year ending 2015.  This 

has been considered high by potential tenants who have generally been happy with 

the rent proposed but have been put off by the rates and other issues relating to the 

building. 

4.16 During the 18 months which the property has been vacant there have been no 

potential tenants as set out in the submitted marketing evidence.  In order to find a 

tenant the following strategies have been implemented: 

• Owners of the property followed potential leads from previous tenants, Richmond 

Towers, and other businesses known to them.  This resulted in 10 viewings 

between November 2010 and May 2013 as detailed in the submitted marketing 

evidence 

• Marketing with Andrew-Scott Robertson as detailed in letters dated 20th January 

2014 and a report of 8th April 2014 resulting in around 30 viewings in 2013. 

• Since October 2013 the owners have had the property placed with film support 

location agencies.  This has resulted in 14 viewings for flexible short term lets 

• Currently marketing with Hudsons 

4.16 The previous occupants terminated their tenancy as the premises did not suit current 

office standards. These included being unable to provide open plan office space, 
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sufficient cabling for the ICT equipment, being unable to install modern air 

conditioning systems and the historic residential layout (which remains in place) 

resulting in an unsatisfactory office layout with health and safety issues.  

4.17 The poor internal arrangement with the offices and flat sharing the main staircase 

results in security and privacy issues for both premises. The office rooms have to 

remain unlocked throughout the day to meet the needs of occupants; however, this 

provides potential access to the office space by occupants of the top floor flat and 

their visitors.  This has caused problems for office tenants in the past.  In particular, 

when the flat tenants had visitors or deliveries there were strangers on the main 

staircase and there have been burglaries.  

4.18 Correspondence between the previous tenant and the owners of the building is 

attached at document 3. 

DOCUMENT 3 

4.19 The existing building is not compliant with the Equality Act (2010) with no lift facility 

for employees with mobility impairments. Given the Grade II* listing it is anticipated 

that the installation of a lift within this heritage asset would be considered to harm the 

special character of the building. 

4.20 Furthermore, the building does not provide any dedicated servicing facilities with the 

part-pedestrianised road immediately to the front of the premises reserved for taxi’s 

and motorcycles only.  

4.21 No.26 therefore competes poorly compared with modern purpose built properties in 

the area.  There is ample office stock in the local area with a large amount of new 

office floorspace coming forward in Euston and Kings Cross.  Examples of office 

accommodation in the local area in April 2014 are attached at document 4. The loss 

of the amount of floorspace proposed is insignificant when the supply of offices in the 

area is considered.  Furthermore, the Employment Land Review and the Core 

Strategy sets out that there is potential for the required amount of new office space to 

be exceeded.   

DOCUMENT 4 
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4.22 The premises would be unsuitable for alternative employment uses outside of Class 

B1(a) owning to its internal layout, lack of servicing and location close to residential 

properties.  The committee report for No.22 Fitzroy Square found that the property 

was considered to have extremely limited potential for adaptation for uses outside 

B1(a) and was therefore found acceptable in the context of Policies CS8 and DP13.  

No.26 has a very similar layout and therefore the same considerations apply. 

4.23 Overall, given that the building is vacant, the building does not suit modern office 

business needs, the site is not suitable for other employment uses, the practical 

issues with the shared entrance and the benefits of restoring this listed building to its 

original use, the proposal should be considered acceptable in planning terms. 

 b) Provision of five bedroom property 

4.24 Policy DP5 confirms that the Council will contribute to the creation of mixed and 

inclusive communities by securing a range of self-contained homes of different sizes.  

It sets out that in considering the mix of dwelling sizes the council will take into 

account the priorities table, the character of the development, the site and the area, 

including the impact of the mix on child density; site size, and any constraints on 

including homes of different sizes; and the economics and financial viability of the 

site, including the demand for homes of different sizes. 

4.25 The priorities table sets out that: 2 bedroom dwellings are a very high priority; 3 

bedroom, 4 bedroom and larger dwellings are a medium priority; and 1 bedroom 

dwellings are a lower priority. 

4.26 The supporting text confirms that the Council will be flexible when assessing 

development against Policy DP5 and will take into account the character of the 

development, the site and area.  Where a development involves re-use of an existing 

building, this may limit the potential to provide a range of dwelling sizes. Issues that 

can arise include the creation of access via an existing staircase or lift; respect for 

the integrity of existing structural walls and patterns of windows; changes in floor 

level; and heritage designations (listed building and conservation area status) that 

may restrict alterations and the Council will have regard to these issues. 

4.27 In response to this Policy, the property is grade II* listed and retains much of its 

original plan form with one central staircase providing access to the upper floors and 

a secondary ancillary staircase to the basement.  It is not appropriate to consider the 



 

Firstplan 

 

 

                                                                                             26 FITZROY SQUARE  10  

potential for providing a greater number of dwellings on the upper floors as this would 

require significant changes to the historic floor plan which would be harm the 

heritage asset. 

4.28  The potential to provide a separate flat in the basement has been explored; however 

the basement fails the natural light tests as set out in Figure 10 and Paragraph 4.26 

of CPG2: Housing.  This confirms that where lightwells are less than three metres 

deep a 30 degree line should be drawn and the glazed area above this line should 

total not less than 10% of the floor area of the room.  A section showing this 30 

degree line is provided at document 5 and shows that none of the rooms will meet 

this standard.  It is not possible to increase the size of the lightwell to the front as this 

would cause significant harm to the heritage asset.  It may be feasible to slightly 

increase the lightwell to the rear but this would have to be done sensitively to not 

harm the heritage asset and would impact on the provision of the amenity space 

available for the family dwellinghouse.  In addition there would not be an acceptable 

outlook from a basement flat and the access into it would be steep. 

DOCUMENT 5 
 

4.29 The access into the basement is steep and is slippery in inclement weather.  The 

property would therefore not be suitable for elderly people or young families and 

would fail to meet Lifetime homes standards in relation to access. 

4.30 The provision of a basement flat would also necessitate the removal of original stairs 

between the basement and ground floors. The basement has always been 

connected to the upper floors and therefore these works could be considered to harm 

the heritage asset. 

4.31  In summary, options for providing more than one residential unit have been explored 

but are not appropriate given the grade II* status of the listed building and the need 

to comply with the Council’s standards to provide a.  It is noted that No.22 was not 

required to provide more than one unit as set out in document 2 attached to this 

consent. 
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c) Conservation and design issues 

i) National Planning Policy Framework 

4.32 Section 12 of the NPPF sets out guidance in relation to conserving and enhancing 

the historic environment.  Paragraph 131 sets out that in determining planning 

applications, local planning authorities should take account of: 

• The desirability of sustaining and enhancing the significance of heritage assets 

and putting them to viable uses consistent with their conservation; 

• The positive contribution that conservation of heritage assets can make to 

sustainable communities including their economic vitality; and 

• The desirability of new development making a positive contribution to local 

character and distinctiveness. 

4.33 Paragraph 132 sets out that when considering the impact of a proposed development 

on the significance of a designated heritage asset, great weight should be given to 

the asset’s conservation.  The more important the asset, the greater the weight 

should be.  The designated heritage assets in this case are the listed building and 

the conservation area. 

ii) London Plan 

4.34 Policy 7.8 confirms that development should identify, value, conserve, restore, re-use 

and incorporate heritage assets, where appropriate. Development affecting heritage 

assets and their settings should conserve their significance, by being sympathetic to 

their form, scale, materials and architectural detail.   

  iii) Local Policy 

 

4.35 Policy CS14 confirms that Camden’s rich and diverse heritage assets and their 

settings, including conservation areas, and listed buildings and archaeological 

remains should be preserved and enhanced.   

4.36 Policy DP25 part f) confirms that the Council will only grant consent for a change of 

use or alterations and extensions to a listed building where it considers this would not 

cause harm to the special interest of the building.  Part b) of the policy explains that 
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the Council will only permit development within conservation areas that preserves 

and enhances the character and appearance of the area. 

   iv) Analysis 

4.37 The principle of the change of use from offices to residential in terms of design 

issues was considered acceptable at the pre-application stage.  All proposed 

bathrooms have been located to the rear of the property following advice from the 

conservation officer. 

4.38 In listed building terms, restoring No.26 Fitzroy Square back to its original use should 

be welcomed.  This is supported by the Fitzroy Square Conservation Area Appraisal 

and Management Statement and the NPPF.  The proposals will secure the optimum 

use of the heritage asset and its long term conservation. 

4.39 The change of use will enhance the special interest of the building and the minimal 

alterations proposed are sympathetic and will not harm the original historic fabric.  

The proposal is therefore in accordance with Policy DP25 from the Development 

Policies DPD.  Further discussion of the heritage asset is provided in section 5 of this 

report. 

d) The quality of accommodation to be provided 

i) The London Plan 

4.40 Policy 3.5 sets out that the design of all new housing developments should enhance 

the quality of local places.  Providing the highest quality of housing developments 

internally, externally and in relation to the local context is considered to be of 

strategic importance. 

4.41 Table 3.3 provides minimum space standards for flats including 113sqm for a four 

bedroom five person flat with an additional 10sqm per extra bedspace/person.  The 

proposed house will be 424sqm and therefore comfortably achieves this standard. 

4.42 The London Design Guide provides more detailed standards including room size 

standards, such as a minimum combined floor area of living, dining and kitchen 

spaces of 23sqm, and a minimum floor area of 12sqm for a double bedroom.  The 

proposed house exceeds these standards.  
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  ii) Local Policy 

 

4.43 Policy DP6 sets out that all housing development should meet lifetime homes 

standards. A Lifetime Homes Statement is submitted in support of the application 

and confirms that the house can meet the majority of standards but is subject to 

listed building constraints. 

4.44 Policy DP26 requires developments to provide: 

• an acceptable standard of accommodation in terms of internal arrangements, 

dwelling and room sizes and amenity space; 

• facilities for the storage, recycling and disposal of waste; 

• facilities for bicycle storage; and 

• outdoor space for private or communal amenity space, wherever practical 

4.45 Residential development standards are set out in the Camden Planning Guidance 

(2011) CPG 2 (2011) which includes internal space standards, guidance on layouts, 

daylight and sunlight. 

4.46 The house will meet the minimal room size standards and provides a reasonable 

outdoor amenity space for a family house in central London.  Bicycle storage will be 

provided in the existing basement store and refuse storage can be accommodated 

internally.   

4.47 In summary the proposed house will comply with the London Plan and Camden 

standards and will provide a high quality home. 
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SECTION 5:  HERITAGE IMPACT ASSESSMENT 

5.1 The site is part of a grade II* listed terrace and is located within a conservation area. 

The NPPF sets out that there is a presumption in favour of the conservation of 

designated heritage assets. It is therefore important to analyse the existing heritage 

assets, in order to assess the impact of the proposals.  

5.2 The listed building description states that: 

“Terrace of 13 houses forming the western side of Fitzroy Square. 

c1832-35. Stucco with rusticated ground floor. EXTERIOR: 4 storeys 

and basements. 3 windows each. 3 windows at each end and centre 7 

windows projecting. Round-arched ground floor openings linked by 

impost bands. Doorways with pilaster-jambs carrying cornice-heads; 

fanlights (some radial patterned) and panelled doors. Sash windows 

in shallow, plain stucco recesses. Upper storeys with square-headed, 

recessed sashes. Continuous cast-iron balcony to 1st floor windows. 

Moulded 2nd floor sill band. Main cornice with plain frieze below attic 

storey. Cornice and blocking course. Central bays with 4 Ionic 

engaged columns in antis rising through 1st and 2nd floors. 1 bay to 

either side with pilasters rising through 1st and 2nd floors and 

recessed, tripartite sash windows, those on the ground floor being 

segmental-arched. No.32 with 3 window (all blind) return to Grafton 

Way. INTERIORS: not inspected. SUBSIDIARY FEATURES: attached 

cast-iron railings with tasselled spearhead finials to areas. Cast-iron 

foot scrapers and most with mosaic top steps. HISTORICAL NOTE: 

No.21, was the home of Robert Gascoyne Cecil, 3rd Marquess of 

Salisbury & Prime Minister (GLC plaque). No.29 was the home of 

George Bernard Shaw and from 1907-11 Virginia Woolf had rooms 

here (commemorative plaques). This terrace complements the Adam 

blocks in the square, though it is very different in design. (Survey of 

London: Vol. XXI, Tottenham Court Road and Neighbourhood, St 

Pancras III: London: -1949: 52-8).” 

a) Analysis of the Building’s Setting 

5.3 The site is situated in the Fitzroy Square Conservation Area.  The Fitzroy Square 

Conservation Area Appraisal and Management Strategy (2010) provides details on 

the history and character of the area. 

5.4 The Appraisal sets out that the Fitzroy Square Conservation Area is a distinctive and 

consistent area of late 18th
 and early 19th

 century speculative development. Owing to 

the relatively short period of its development, the area generally retains a 



 

Firstplan 

 

 

                                                                                             26 FITZROY SQUARE  15  

homogenous character. It is an excellent example of Georgian town planning which 

combined dwellings with ancillary uses and services.  

5.5 Fitzroy Square forms the principal focus of the area and has a strong, unifying effect. 

It is a well-proportioned space, enclosed by fine terraces of originally unified 

composition, with a circular central garden containing mature trees. The square is 

pedestrianised and there is a greater degree of enclosure to its northern side as a 

result of the continuation of the terraces along Fitzroy and Conway Streets 

5.6 The area was one of the last projects designed and planned by architect Robert 

Adam, with his brother James, who built the terraces enclosing the east side followed 

by the south side of the square in the early 1790s. The architectural quality and 

historical importance of these terraces is signified by their grade I listing. Adhering to 

the Palladian style, the four-storey, Portland stone fronts were designed to present a 

uniform facade to the square. For architectural emphasis, the central and end 

sections project forward and have more ornate surface treatment 

5.7 The slightly later northern and western terraces have a plainer elevational treatment 

and are listed grade II*. They are of the same scale and share similar common 

details such as the rusticated ground floor, arched ground floor openings and 

decorative railings at first floor level 

5.8 The area was originally developed as a fashionable residential district for the 

wealthy, with ancillary uses in the surrounding streets. The area’s changing fortunes 

and diminishing status as a residential area during the later 19th century led to the 

creation of a mix of uses and the subdivision of large, single family homes into 

offices, flats, shops and small-scale commercial uses.  Today the square has a mix 

of uses and a pleasant pedestrianized character. 

b) Analysis of the Existing Building 

5.9 Fitzroy Square was laid out in 1790 and building on the east side began in 1792, 

followed by the south side in 1794. The building of the north and west sides were 

delayed by the Napoleonic wars until 1827 and 1832-35.  

5.10 No.26 retains much of its original plan form but the lower floors were converted into 

office use in the 20th Century.  At this time the second floor was retained as 

residential floorspace but was subsequently used as offices and a certificate of 

lawfulness for this was granted in 2008. 
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5.11 The property was extended to the rear in the 1970s and internal alterations were also 

permitted at this time.  Since then there have been no alterations to the historic fabric 

of the building. 

5.12 The property has value as part of the important square and an Edwardian town 

house. Externally, the front and rear elevations retain their original sash windows 

with internal shutters and details such as the rusticated ground floor, arched ground 

floor openings and decorative railings at first floor level provide attractive features. 

5.13 Internally original features are still present including the internal entrance doors, 

staircases, cornicing and skirtings to the ground and first floors.  The ground and first 

floors contain the principal where the most grand features are retained.  The top 

floors where the flat has been created have few internal features of historic merit. 

The rear extension is a modern construction. 

c) Justification and Mitigation of Proposed Works 

5.14 The application proposes to restore the original use of the property and will therefore 

enhance the heritage asset. 

5.15 All original features of value will be retained and the works proposed have been 

minimised.  The only proposed partition is to the basement which is in the rear 

extension and therefore does not impact on historic fabric.  At ground floor level the 

doors which are proposed to be infilled are modern.  At second floor level it is 

proposed to close a doorway and remove the door which separates the flat from the 

offices, it is probable that this was installed when the building was coverted to mixed 

use in the 20th Century. 

5.16 Overall, the proposed works preserve and enhance the listed building and should 

therefore be considered acceptable. 
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SECTION 6:  DESIGN AND ACCESS STATEMENT 

a) Use  

6.1 The application proposes change of use from offices (B1) and a two bedroom flat 

(C3), to a five bedroom family house (C3). 

b) Scale and Amount 

6.2 The application proposes change of use to create a five bedroom property of 

424sqm.  The application is purely a conversion and not extensions to the building 

are proposed.  The scale and amount of development is appropriate as it makes 

good use of existing floorspace and allows for a high standard of accommodation to 

be provided. 

c) Layout  

6.3 The proposed house will be laid out in a traditional way with the kitchen, living and 

reception rooms at ground and first floor levels and the bedrooms on the upper 

floors.  At basement level an entertainment room, gym and bedroom will be provided. 

6.4 The layout has been planned to involve minimal alterations to the plan form of the 

listed building and the only changes to the plan form include the provision of a 

partition in the non-original part of the basement. 

6.5 The bathrooms have been located to the rear of the property following pre-

application advice from the conservation officer. 

 e) Appearance 

6.6 The appearance of the exterior of the property will be unaffected by the proposals.  

Internally the original features will be retained and enhanced. 

f) Landscaping 

6.7 There are no changes to the landscaping proposed as part of this application. 

g) Access 

6.8 Access to the property will be retained as existing via the main entrance at ground 

floor level with a secondary ancillary access at basement level. 



 

Firstplan 
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SECTION 7: CONCLUSIONS 

7.1 The application proposes change of use from offices (B1) and a two bedroom flat 

(C3), to a five bedroom family house (C3) with associated internal listed building 

alterations.   

7.2 The offices have been vacant since October 2012 and marketing evidence has been 

submitted in support of the application.  There are significant issues associated with 

the use of the building as offices include security concerns from the shared staircase 

with the existing flat, unsatisfactory office layout, difficulties associated with installing 

ICT equipment and air conditioning due to the listed status and high rates.  The 

marketing has therefore been unsuccessful in finding a new tenant for the property. 

7.3 The provision of a single family dwellinghouse will restore the property back to its 

original use and will provide a high quality family home.  It is appropriate to provide 

one large dwelling given the listed status of the property. 

7.4 The proposals involve minimal changes to the fabric of the building.  Original features 

will be retained and the listed building will be enhanced. 

7.5 As such, we trust favourable consideration can be given to these proposals. 
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1. Basement Front Room 

2. Basement 
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3. Front Entrance Ground Floor 

4. Ground Floor Rear Room 
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5. First Floor Front Room 

6. Second Floor Front Room 
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7. Second Floor Rear Room 

8. 3rd  Floor Flat – Dining Room 
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9. 3rd  Floor Flat – Bathroom 

10. 3rd  Floor Flat – Kitchen 
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11. Attic Floor 
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Analysis sheet  Expiry Date:  16/11/2010 Delegated Report 
N/A  Consultation 

Expiry Date: 22/10/2010 
Officer Application Number 
John Sheehy 2010/5063/P 
Application Address Drawing Numbers 
22 Fitzroy Square 
London 
W1T 6EN 

Refer to draft decision 
 

PO 3/4             Area Team Signature C&UD Authorised Officer Signature 
    

Proposal 
Change of use from office (Class B1) on basement, ground and first floor level to residential use to form a 
single dwelling house.  
Recommendation: Granted subject to S106 
Application Type: Full Planning Permission 
Conditions: 

Informatives: 

 
Refer to Draft Decision Notice 

Consultations 

Adjoining Occupiers:  No. notified 
 

4 
 

No. of responses 
No. electronic 

0 
0 

No. of objections 
 

0 
 

Summary of consultation 
responses: 
 

Site Notice displayed from 29th of September to 20th of October. 
 
No comments, objections or expressions of support received to date. 

CAAC/Local groups 
comments: 

No response received. 

Site Description  
The application site is situated in a ‘palace front’ terrace of 13 houses forming the western side of Fitzroy 
Square. The terrace was erected c1832-35 and comprises 4-storey plus basement houses. The terrace is listed 
Grade II* and located in Fitzroy Square Conservation Area. The property is occupied by the Jerwood Charitable 
Foundation and the 2 upper floors of the property are in use as a maisonette. 
Relevant History 
A number of applications for change of use of the entire building from residential use to offices were refused 
permission between 1981-4 (Refs. M12/27/22/32854, M12/27/G/34101(R1), M12/27/G/35136, M12/27/G/35137 
and 8401017).  
 
In September 1985 a Planning Inspector dismissed appeals against three of these refusals (refs. 
M12/27/G/34101(R1), M12/27/G/35137 and 8401017); however granted permission for retention of the use of 
the upper 2 floors as a maisonette with offices on the lower floors in accordance with application ref. 
M12/27/G/37092. 
Relevant policies 
LDF Core Strategy and Development Policies 
 
Core Strategy 
CS1 Distribution of growth 
CS5 Managing the Impact of growth and development 
CS8 Promoting a successful and inclusive Camden economy 
 
Development Policies  
DP6 Lifetime Homes and Wheelchair Housing  
DP13 Employment sites and premises 
DP16 The transport implications of development  
DP18 Parking standards and limiting the availability of car parking 
DP19 Managing the impact of parking 
DP26 Managing the impact of development on occupiers and neighbours 
DP29 Improving access 



Assessment 
Proposal: change of use from office (Class B1a) on basement, ground and first floor level to residential use to 
form a single dwelling house with no internal or external works. The applicant has stated that the Jerwood 
Charitable Foundation had found alternative accommodation more suited to its needs and no longer required to 
retain this site. 

The office space is laid out as follows:  

• Basement: office/ meeting room with 2 workstations and storage room to rear; 
• Ground floor: office with 2 workstations (1 currently unused) and reception/ waiting room to the rear; 
• First floor: boardroom to the front, chairman’s office to the rear. 

 
Assessment: 

Principle of change of use in land use terms 
Policies CS8 and DP13 generally seek to protecting existing employment use where there is potential for that 
use to continue. In particular, these policies seek to protect floorspace that is capable of being used flexibly 
within B1c/B8 use. The policies specifically relate to larger sites that can provide for flexible employment 
floorspace; however, they also apply to smaller sites. The more flexible a site is in terms of providing floorspace 
that could be used for alternative B1c/B8 uses, the less likely a change to another use would be acceptable.  
 
Policy DP13 states: “Where it can be demonstrated that a site is not suitable for any business use other than 
B1(a) offices, the Council may allow a change of use to permanent residential uses or community uses”. No 
marketing evidence or other information of has been provided to justify the loss of the existing employment use 
on the site. However, this building is a Grade 1 listed former residential property located within a Conservation 
Area and adjacent to a London Square. It is therefore not considered to have a layout suitable for use outside 
of Class B1(a) Offices and has extremely limited potential for adaptation for such use. As a result, the site is not 
considered suitable for continued employment use other than B1a. The loss of the existing employment space 
and change of use to a single dwelling is considered to be acceptable in the context of Policies CS8 and DP13. 
 
Other issues 
Given that the proposal relates solely to the change of use and no external works are proposed, the 
development is not considered to have any detrimental impact on amenity of any neighbouring occupiers. 
 
The building is listed and a reversion to its original use is welcomed in listed building terms. Any internal or 
external alterations would require listed building consent. This is considered to afford sufficient protection 
against external alterations which may impact on its character and appearance. As a result it is not considered 
to be necessary to attach a condition removing permitted development rights. 
 
The building would revert to its original use as a single dwellinghouse and would comfortably meet Camden’s 
Residential Development Standards. 
 
The site has a Public Transport Accessibility Level of (PTAL) of 6b (excellent) and is within the “Clear Zone 
Region”, the entirety of which is considered to suffer from parking stress. The site is also within Bloomsbury 
Controlled Parking Zone which operates Mon-Fri 08:30 - 18:30 and has a ratio of parking permits issued to 
available parking bays of 1.08:1. This means that more parking permits have been issued than the number of 
spaces available: the CPZ is therefore highly stressed. The existing residential space on the upper floors of the 
building is ancillary to the ground floor offices and is not self-contained - it is considered to be ancillary 
accommodation falling within Class B1a use. The proposal would result in the creation of a new self-contained 
residential unit. As a result it is considered to be reasonable and necessary to remove on-street parking rights. 
The mechanism whereby this obligation is secured is a S.106 Legal Agreement. The proposed dwellinghouse 
is considered to have adequate internal space to comfortably store at least one bicycle. 
 
Policy DP6 encourages all new homes to comply with Lifetime Homes Standards as far as possible. The 
constraints of the scheme are such that not all criteria can be met: however an informative is attached to the 
permission encouraging the applicant to undertake any measures that can be introduced to comply with 
Lifetime Homes Standards. 
 
 
 
 
 



Recommendation: grant permission subject to conditions and a Section 106 Legal Agreement. 
 

Disclaimer 
This is an internet copy for information purposes. If you require a copy of the 
signed original please contact the Culture and Environment Department on (020) 
7974 5613 
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