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1.0 INTRODUCTION  

 

1.1 Montagu Evans has been appointed by Sarena Limited to assess the potential of the 

site at 2 Dumpton Place, London, NW1 to continue in employment use, having regard 

to the Council’s planning policies, the condition of the building, the alternative supply 

of B1 employment space in the area and occupier requirements.  

 

1.2 This report sets out: 

 

 A description of the application site; 

 

 The planning policy context relevant to the use of employment space for 

alternative uses; 

 

 The issues arising with the existing building’s ability to contribute to 

providing appropriate B1 employment floorspace, in the context of the 

requirements of modern occupiers; 

 

 The supply of alternative B1 accommodation within the vicinity of the site, 

both from a quantative and qualitative perspective; 

 

 The likely demand for office space, in both qualitative and quantitative 

terms in the area, and  

 

 

1.3 The report sets out the factors relevant in this case to assessment of the scheme 

against Policies CS8 of the Camden Core Strategy 2010 and policy DP13 of the 

Camden Development Policies DPD. We have also had regard to adopted Camden 

Planning Guidance 5 (CPG5) (Sept 13). 

 

1.4 The report examines whether or not the loss of 2 Dumpton Place as an employment 

site would prejudice the council’s ability to ensure a continued supply of a range of 

employment floorspace to meet its economic development objectives from an 

employment perspective. 

 

1.5  This report also aims to establish if there is sufficient supply in the area for current and 

forecast requirements, and whether the loss of 2 Dumpton Place would prejudice 

opportunities for business to locate successfully in the vicinity.  
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2.0 THE EXISTING BUILDING  

 

Location 

 
2.1 Dumpton Place is located off Gloucester Avenue and is within a predominately 

residential area. To the north of the site are a number of a railway tracks leading to 

Euston Station and to the south 3-storey residential properties. It is located within the 

London Borough of Camden.   

 

2.2 The nearest tube station to the site is Chalk Farm which is approximately 500metres to 

the north. 

 

2.3 The building was built as part of a wider development which under planning policy 

required a particular quantum of employment to offset the previous use of the site as a 

car workshop.  

 

2.4 The office building formed part of a planning permission 2012/1209/P granted on the 

29 January 2013 for the redevelopment of a part demolished single storey workshop 

to provide residential accommodation and new commercial floorspace.  

 

2.5 The office building fronts Dumpton Place which provides pedestrian access from the 

street. A site location plan is contained at appendix 1. 

 

The Building 

2.6 The building comprises basement, ground, first, second and third floors. The building 

over sails the gated residential entrance to the east, which leads to the mews behind. 

The third floor steps in and has a reduced footprint to the first floor. As such the 

basement and first floors are larger than the ground and third floors. 

 

2.7 The main entrance is taken from Dumpton Place with a stairwell and lift providing 

access to all floors, located along the rear wall of the property.  

 

2.8 The building is entirely new build and has been constructed to office standards. It is 

constructed of stock brick with white render at ground floor. Four bays of black windows 

are punched into the brick work. There is a lightwell positioned to the rear of the ground 

floor accommodation. 

 

2.9 The building is finished to shell and core, with the fit out capable of being detailed to 

meet any potential users’ requirements. 

 

Internal Layout 

2.10 The ground floor comprises a single room to the front of the property with a smaller 

area to the rear which is served by a lightwell, capable of providing kitchens and 

bathrooms. 
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2.11 The first to third floors comprise a single space to the front of the property with windows 

on the north, east and west elevations. The lift and stairs are located to the rear of the 

property with all floors accessed from this central core.  

 

2.12 The building is newly constructed with double glazed windows and has been designed 

to modern occupier standards. 

 

2.13 The basement office accommodation has no natural light at present.  

 

2.14 There are no parking facilities associated with the office building. 

 

Areas 

 

2.15 The office accommodation is set across basement, ground, first and second floors 

providing 330.9 sqm (5306.5 sq ft).  
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3.0  MARKETING 

 

3.1  This section reviews the marketing activity undertaken by the landlord in order to secure 

a tenant. 

 

 The Basis of Marketing 

3.2 The site has been marketed since February 2011 to the present day by Claridges 

Commercial Consultants with an asking rent of £35.00 sq ft which is reflective of other 

rents for buildings of a similar standard. The property was marketed flexibly in whole or 

in part for one or all of the floors. 

 

3.3 The freehold of the property was also available to attract owner occupiers and further 

expand potential interest. 

 

 Marketing Activity 

3.4  The marketing has been undertaken widely and thoroughly and is set out below. The 

property details were circulated to the Claridges database of tenants looking for office 

space within the area and displayed on their own website.  

 

3.5  It has been provided to the Estate Agent’s clearing house and to Focus, both large 

property databases. 

 

3.6  Adverts were placed in the Estate Gazette once a month consistently over 2 years, as 

well as the Estate’s Gazette website EGI. Details of these adverts together with 

invoices for their display are contained at Appendix 2.  

 

3.7  The property has also been advertised on a significant number of websites through 

which are as follows: 

 

 Shop Property; 

 Homes24.co.uk 

 Perfect Information; 

 Propertysales.com; 

 Commercial Route; 

 Find-a-property; 

 Prime location; 

 COM Property; 

 Focus; and 

 Zoopla. 

 

Interest 

3.7 The above marketing generated the following interest.  

 

Date Interested Party Intended 

Purpose 

Reason for not 

pursuing 

21/03/2012 Mr Naidoo  Recording Studio. Too large  
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31/05/2012 Mr Leirer  Unknown  Failed to attend 

appointment 

27/11/2013 Ms McMclean, Mr 

Cluer 

Wanted to convert 

to residential. 

 No residential 

consent. 

05/12/2013 Ms McMclean Offices Quite liked it, but 

thought basement 

of no use.  

20/12/2013 Ms N Rein Pottery school  Only wants ground 

floor and needs 

retail/ D1 use. 

Never heard 

anymore from 

her.  

07/01/2014 Mr McCosh  Unknown.   

13/01/2014 Mr Stamford Tuck  Gym user. 

Looking for clients. 

Decided to pursue 

alternative 

premises in 

Camden Town. 

21/01/2014 Mr Hirchfield Looking on behalf 

of client relocating 

from other offices 

in Primrose Hill  

Chased many 

times no 

feedback. 

21/01/2014 Mr Johnson, Mr 

Liah, Mr Rohleder, 

Mr Grant, Mr 

Koopman 

 Design Company,  Quite liked it, but 

really wanted one 

floor open plan. 

28/01/2014 Ms Masters, Mr 

Currie and Lee 

 Offices Layout not 

suitable.  

29/01/2014 Kate  Educational use  Dose not suit. 

05/02/2014 Mr Wagstaff and 

Mr Pollock 

Wanted part of 

ground floor only 

for residential 

estate agency A2. 

 Needed Planning. 

14/02/2014 Mr Johnson and 

Mr Liah 

Interior design 

company 

 Too expensive or 

them. Din’t really 

like it 

03/03/2014 Mr Lewism / Mr 

Smith 

Wanted serviced 

offices (only 250 

sq ft. 

Not serviced 

office. 

11/03/2014 Mr Deeley  Hot Yoga Wrong 

configuration 

18/03/2014 Mr Korn  Offices  No parking was a 

put off. 

8th April 2014 Lesley Aaronson 

Sarah Crisp 

Office Liked the 
location, but has 
to dispose of 
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their own office 
first. 
Not what she was 

looking for. 

28th April 2014 Philip Wainman 
(Utopia) 
 
 
 
Sonia Renetto 
Phoebe 
McKenzie 
Dave Richmond 
 
 
 
 
Costas Ioannou 
Rohit Anand 
Neil Flint 
 
 
 
 
 
Lesley Aaronson 

)Office 
 
 
 
 
Office 
 
 
 
 
 
 
 
Office 
 
 
 
 
 
 
 
Yoga operator. 

 

Own local offices 
and came to 
check out the 
competition. 
 
)Firm of 
architects. 
Thought usable 
space was poor 
and no natural 
light in 
basement. 
 
Photocopier 
company- Not 
suitable- need all 
on one floor. 
Thought the train 
line was off 
putting. 
 
Needs larger floor 
plates. 

6th May 2014 Nicholas Anders  Failed to turn up 

for appointment 

twice- steer clear 

14th May 2014 Mr Testino 

Mark Bentley 

 

 

 

 

 

 

Helene Burman 

Bakho Tots 

 }Liked the space 
initially . Came 
back twice to 
view, but thought 
location wrong in 
the end. Could 
not configure 
space for their 
use. 

 

No response 
No response 

27th May 2014 Chris Dawson 

 

 

Tilly Johnson 

Cookery school 
(D1)  

 

Concierge 
services. 

Not suitable for 
their format. 

 
Too large for their 

requirement and 

over their budget. 

9th June 2014 Neil Sint (Bruce 
Commercial) 

Offices Didn’t like it. 
Floors too small 
once fitted out. 

25th June 2014 Simon Usher 
 
 
Mohibir Rahman 

Gym/ Personal 
trainer-  
 
place of worship 

Ceiling height too 
low. 
 
Wanted the 
building for - To 
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small and wrongly 
configured for their 
needs. 

4th July 2014 Ian Lerner ( 
agent) 

Offices Looking for clients. 

Thought location 

wrong for offices. 

14th July 2014 Gary Bennett) 

Colin Tangretti) 

Offices Like the building 

and the location, 

chased many 

times, but never 

came forward with 

an offer. 

 

3.8 It can be seen from the above information that the site has been marketed widely and 

thoroughly on terms no more onerous than market conditions locally. The marketing 

has generated interest with one or two parties coming back for second viewings. 

However none have decided to pursue the building.  

 

3.9  In the majority of cases the main reasons people were put off the premises, was down 

to its location and size in terms of floor plates.  

 

3.10  The net useable area becomes quite small once a tenant installs toilets and a 

kitchenette on each floor. Furthermore, for fire escape and access purposes, the area 

in front of the lift and stairwell has to be kept clear. The remaining space would then be 

difficult for prospective tenants to make work efficiently/practically.  

 

3.11  In particular at ground floor the lift is in the centre of the building and it would be difficult 

to divide this floor off, so that access to the lift and stairwell can be maintained whilst 

still being able to make proper use of the ground floor without it just being a reception. 

This makes this area an expensive reception for small businesses. 

 

3.12 In terms of the location, this is more related to accessibility, the perception of the railway 

lines and the lack of amenities when compared with other office locations.  

 

3.13 Another constraint for potential operators was the requirement for planning. 

Approaches from gym operators, personal trainers and yoga schools are all within class 

D2. Notwithstanding that, the gym operators could not make it work as they really want 

a single open plan floor. This was a similar issue for the Yoga operators. In addition, 

the floor to ceiling height is not sufficient for the gym operator’s exercise equipment.  

 

3.14 The absence of parking with the building is also another detracting factor for a 

commercial user 
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4.0 RELEVANT PLANNING POLICY 

 
4.1  This section sets out the local planning policy against which the loss of B1 floorspace, 

in this case, will be assessed. 

 

4.2 The most relevant policies are CS8 of the Core Strategy (2010), DP13 of the 

Development Planning Policies document (2010) and Camden Planning Guidance 5: 

Town Centres, Retail and Employment (Sept 2013).  

 

Core Strategy 

4.3 Policy CS8 sets out that new office development will be directed towards Kings Cross 

Euston Holborn and Tottenham Court Road. 440,000 sq m of office space has already 

been consented at Kings Cross and is expected to be built out over the plan period. 

 

4.4 As a consequence it is noted at paragraph 8.8 that the future supply of offices in the 

borough can meet the projected demand and that the Council will consider the 

proposals for other uses of older office premises if they involve the provision of 

permanent housing. The London Office Policy Review 2012 confirms that this position 

has not changed noting that supply is in excess of the projected demand for the period 

to 2031 (P136). 

 

4.5 It is noted that the borough has a shortage of good quality premises for Industrial and 

Light Industrial Premises and as such B1 premises which are capable of use for these 

purposes are protected by Policy CS8. 

 

4.6 The policy also highlights that there is a lack of high quality premises suitable for small 

businesses which are below 100 sq m and capable of adaptation as a business grows. 

 

4.7 There is an additional policy objective of increasing the number of creative industries 

within the Borough especially within Camden Town, King’s Cross, Euston Gospel Oak 

and Hatton Gardens.  

 

Development Planning Policies 

4.8 Policy DP13 sets out how the Council will seek to protect existing employment uses in 

the borough. It advises that: 

 

- The Council will retain land and buildings that are suitable for continued business 

use and will resist a change to non- business unless a) it can be demonstrated to 

the Council’s satisfaction that a site or building is no longer suitable for its existing 

business use; and 

 

- b) there is evidence that the possibility of retaining, reusing or developing the site 

or building for similar or alternative business use has been fully explored over an 

appropriate period of time. 

 

- When 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 to permanent residential uses 
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or community uses, except in Hatton Garden where we will expect mixed use 

developments that include light industrial premises suitable for use as jewellery 

workshops.  

 

4.9 Clearly there are circumstances where it is appropriate to release office to residential 

use by assessing the site’s potential to continue in its current use. In assessing whether 

a should be released policy cites the following points (paragraph 13.3 of Development 

Management Policy DM13): 

 

 Whether the site is located in or adjacent to an Industrial area; 

 Whether the site is suitable for a mix of uses; 

 Whether it has adequate on street space for servicing; and 

 Whether it is well related to nearby uses; 

 

Camden Planning Guidance 5 (Sept 13) 

 

4.10 The Camden Planning Guidance 5 - Town Centres, retail and employment provides 

detailed advice on the circumstances where the Council will allow the release of office 

accommodation to alternative uses within the Borough, at Section 7 of the document.  

 

“Camden’s Core Strategy sets out the projected demand and planned supply 
of office floorspace in the borough. We expect the supply of offices to meet the 
projected demand over the plan period and as a result we may allow a change 
from B1(a) offices to another use in some circumstances, such as older office 
premises or buildings that were originally built as residential dwellings. Our 
priority is for the replacement use to be permanent housing or community use. 
This approach is in line with policy DP13 Employment premises and sites in 
the Camden Development Policies. 
 
7.4 There are a number of considerations that we will take into account when 
assessing applications for a change of use from office to a non-business use, 
specifically: 
 

 the criteria listed in paragraph 13.3 of policy DP13 of the Camden 
Development Policies; 

 the age of the premises. Some older premises may be more suitable 
to conversion; 

 whether the premises include features required by tenants seeking 
modern office accommodation; 

 the quality of the premises and whether it is purpose built 
accommodation. Poor quality premises that require significant 
investment to bring up to modern standards may be suitable for 
conversion; 

 whether there are existing tenants in the building, and whether these 
tenants intend to relocate; 

 the location of the premises and evidence of demand for office space 
in this location; and 

 whether the premises currently provide accommodation for small and 
medium businesses. 

 
7.5 When it would be difficult to make an assessment using the above, we may 
also ask for additional evidence in the form of a marketing assessment.” 

 



2 Dumpton Place, London 
Loss of Employment Supporting Statement 
_________________________________________________________________________  
 

 10 

4.11 In this case it appears to us that the only use the premises is suitable for is office use 

and that the premises have failed to let due to their size and location. We explore this 

in greater detail in section 6. 
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5.0 RELEVANT NATIONAL GUIDANCE 
 
5.1  The Government Published the National Planning Policy Framework in March 2012. 

This emphasises the presumption in favour of sustainable development, specifically: 

 
“approving development proposals that accord with the development plan 
without delay; and where the development plan is absent, silent or relevant 
policies are out-of-date, granting permission unless: 

 
any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in this Framework 
taken as a whole; or specific policies in this Framework indicate development 
should be restricted.” 

 
5.2  The Framework also provides guidance on how local authorities should consider 

applications for alternative uses on employment sites i.e those in use for purposes 

within the ‘B’ Use Classes. At paragraph 22 the NPPF states that sites should not be 

protected for the long term and where vacant, alternative uses should be considered: 

 
“22. Planning policies should avoid the long term protection of sites allocated 
for employment use where there is no reasonable prospect of a site being used 
for that purpose. Land allocations should be regularly reviewed. Where there 
is no reasonable prospect of a site being used for the allocated employment 
use, applications for alternative uses of land or buildings should be treated on 
their merits having regard to market signals and the relative 
need for different land uses to support sustainable local communities.” 

 
5.3  Furthermore the Framework places emphasis on the need for residential 

accommodation and states: 

 
“51. Local planning authorities should identify and bring back into residential 
use empty housing and buildings in line with local housing and empty homes 
strategies and, where appropriate, acquire properties under compulsory 
purchase powers. They should normally approve planning applications for 
change to residential use and any associated development from commercial 
buildings (currently in the B use classes) where there is an identified need for 
additional housing in that area, provided that there are not strong economic 
reasons why such development would be inappropriate.” 

 
5.4  In this case we are of the view there are no strong economic reasons for retaining the 

property in Class B1 use in light of the current office and industrial space demand within 

the area and the pressure for Council’s to deliver new housing across the Borough. 

Furthermore, the Ministerial Statement: Planning For Growth (23rd March 2011). 

 

5.5  The ministerial statement recognises the role the planning process has to play in

 rebuilding the economy by ensuring that the sustainable development needed to

 support economic growth is able to proceed as easily as possible. 

 
“When deciding whether to grant planning permission, local planning 
authorities should support enterprise and facilitate housing, economic and 
other forms of sustainable development. Where relevant - and consistent with 
their statutory obligations - they should therefore: 
(i) consider fully the importance of national planning policies aimed at fostering 
economic growth and employment, given the need to ensure a return to robust 
growth after the recent recession; 
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(ii) take into account the need to maintain a flexible and responsive supply of 
land for key sectors, including housing; 
(iii) consider the range of likely economic, environmental and social benefits of 
proposals; including long term or indirect benefits such as increased consumer 
choice, more viable communities and more robust local economies (which 
may, where relevant, include matters such as job creation and business 
productivity); 
(iv) be sensitive to the fact that local economies are subject to change and so 
take a positive approach to development where new economic data suggest 
that prior assessments of needs are no longer up-to-date; 
(v) ensure that they do not impose unnecessary burdens on development. In 
determining planning applications, local planning authorities are obliged to 
have regard to all relevant considerations.” 

 
5.6  This document further emphasises the need for the delivery of growth to the economy. 
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6.0  ASSESSMENT AGAINST POLICY 
 
6.1  This section assesses the proposed change of use against development plan policy 

and the criteria set out in Camden Planning Guidance 5. We also set out in more detail 

the constraints the listing imposes on the use of the building as office accommodation.  

 

Policy DP13 and Camden Planning Guidance 

6.2 We assess here the criteria set out under CPG 5: 

 

1. The criteria listed in paragraph 13.3 of policy DP13 of the Camden Development 

Policies; 

 

6.3  As set out earlier this relates to whether the premises are for a full range of B1 uses. 

In this case the building has been purpose built as an office building. It has no off street 

servicing or full height access doors. Furthermore, the floor to ceiling heights reflects 

the requirements of office users, as opposed to the higher heights required by light 

industrial users and event if this were available the floor plate is not large enough.  

 

6.4   We therefore conclude the building is not suitable for a full range of B1 uses and is 

only capable of occupation for office use. 

 

2. the age of the premises. Some older premises may be more suitable to conversion; 
 

6.5 The premises are new. They have been designed purposefully as office 

accommodation. As the marketing exercise indicates no prospective occupiers found 

fault with the age and condition of the premises. 

 
 
3. whether the premises include features required by tenants seeking modern office 

accommodation; 

 

6.6 The premises benefit from a lift, reasonable floor to ceiling heights and good natural 

light. They are also capable of being fitted out to tenant’s requirements. The main 

concern from marketing related to the size of the floors and the available space at left 

over following fit out. Modern occupiers do prefer to be on a single open plan floor. 

 
4. the quality of the premises and whether it is purpose built accommodation. Poor 

quality premises that require significant investment to bring up to modern 
standards may be suitable for conversion; 

 
6.7 As discussed the building is new and has been designed to modern standards. The 

applicant has offered to fit the building out. 
 
 

5. whether there are existing tenants in the building, and whether these tenants 
intend to relocate; 

 
6.8 Despite being built to modern standards and marketed widely, the interest in the 

building has not resulted in a letting and it has been vacant since completion.  
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6. the location of the premises and evidence of demand for office space in this 
location; and 

 
6.9 The marketing demonstrates that the demand for office premises of this size and scale 

simply does not exist in this location. The premises are in effect isolated away from 

other commercial premises. The area has little in the way of amenities for staff in terms 

of restaurants and shops and lacks the vibrancy of more trendy areas, such as Camden 

or Shoreditch for example.  

 

6.10 Of the tenants who viewed the premises, the perception of the railway lines and the 

location, was the determining factor in not pursing a lease. This is the main reason the 

building has not let together with the floor plates and are the two issues which do not 

have the potential to be remedied. 

 
 

7. whether the premises currently provide accommodation for small and medium 
businesses. 

 

6.11 The premises are currently vacant and do not house any businesses. 

 

 Summary 

6.12 The guidance goes on to advise that when it is not possible to make an assessment 

using the above criteria, the Council will have regard to marketing information.  

 

6.13 In this case the building has been designed and constructed to a good standard. It has 

been marketed widely and thoroughly on terms no more onerous than market 

conditions locally for a period well in excess of two years. The interest generated from 

the marketing was significant but despite this it has not resulted in a letting.   

 

6.14 This simply reflects the fact there is simply no demand from office occupiers to locate 

in this area in this building.  
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7.0  SUPPLY AND DEMAND 

 

 Supply 

7.1 We have undertaken a review of B1 space on the market within a 1km radius of the 

site.  A map and schedule of accommodation are contained at Appendix 3.  

 

7.2 The information compiled shows that there were 3 properties on the market at the time 

the search was conducted (10 June 2014). It can be seen that properties in the search 

a total of approximately 1,426 sq m (15,345. sq ft) of B1 accommodation was available. 

 

7.3  Although, there is not much availability of office floorspace this is attributed more to the 

predominately residential character of the area as opposed to the high demand for 

floorspace. Occupiers focus more on locating within employment areas and in close 

proximity to similar businesses, with a good range of amenities for staff.   

 

7.4  The previous section clearly demonstrates that the office building has limited appeal 

and that despite over three years marketing there has no interest in taking any or part 

of the floorspace. 

 

7.5  Council policies  clearly state that there is sufficient supply of various types of Class B1 

accommodation to meet the objectives of the Council’s policies in relation to 

employment and regeneration, and that the release of this particular building, where 

there is limited demand, would thus not prejudice the aims and objectives of these 

policies. 

 

Demand 

7.6  The marketing as set out reveals that there is not effective demand in this location.  
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8.0  CONCLUSION 

 

8.1   The building has been purposely constructed for office purposes.  

 

8.2 It has been marketed widely and thoroughly on reasonable terms with the incentive of 

the applicant paying for the ‘fit out’ of the offices. 

 

8.3 Despite over 3 years of marketing and over 30 viewings the building has not let. The 

reasons for this relate to the premises size, location and a lack of parking. 

 

8.4 Council policies indicate that LB Camden has sufficient office supply over the plan 

period and that where premises cannot be used for any other purposes than B1 Office 

they will consider alternative uses.  

 

8.5  Having regard to the Council’s policies and the marketing exercise undertaken it is our 

view that the release of this limited amount of office accommodation for other purposes 

which meet with the Council’s other strategic objectives, would not undermine the 

Council’s objectives in relation to employment land in this particular case.  
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