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11.0  PLANNING POLICY

11.1  The principle areas of planning policy which have been considered 
in compiling these proposals relate to the proposed loss of offi  ce (B1) 
fl oor space and the proposed gain of residential (C3) fl oor space within 
a conservation area.

11.2  The London Borough of Camden (LBC) ‘Core Strategy’ states 
that “the Council will consider proposals for other uses of older offi  ce 
premises if they involve the provision of permanent housing” (Policy 
CS8 Section 8.8).

11.3 Camden Development Policy DP13 provides further guidance on 
the loss of B1 (offi  ce) uses:

“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 
redeveloping the site or building for similar or alternative business 
use has been fully explored over an appropriate period of time.”

11.4  Finally, Camden Planning Guidance (CPG) 5 reiterates what is said 
in CS8 and DP13 above.  It also contains a summary of situations in 
which the loss of offi  ce use may be acceptable:

“There are a number of considerations that we will take into account 
when assessing applications for a change of use from offi  ce to a 
non business use, specifi cally:
• criteria listed in paragraph 13.3 of policy DP13 of the Camden 
Development Policies;
• age of the premises. Some older premises may be more suitable 
for conversion;
• whether the premises include features required by tenants 
seeking modern offi  ce accommodation;
• quality of the premises and whether it is purpose built 
accommodation. Poor quality premises that require signifi cant 
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 offi  ce 
space in this location; and
• whether the premises currently provide accommodation for small 
and medium businesses.”

11.5 We believe that the application site complies with a number of 
the scenarios listed in the above points, particularly considering the 
extensive supply of B1 offi  ce space in the surrounding area thanks to 
large scale redevelopments such as that underway in Kings Cross. 

11.6  In light of the above, we believe that the proposed return from 
B1 to C3 use is not contentious in planning terms, and would contend 
that it is a positive move in heritage terms.  ‘Section Two’ of this report 
covers the proposed design changes related to this change of use.

35 Great James Street
Wall Panelling 

35 Great James Street
Lightwell Roof Light

Great James Street
Street view,

35 Great James Street
Non-original fl at roof

35 Great James Street
Rear Vault
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6.0  PRE-APPLICATION ADVICE AND RESPONSE

6.1 On 02.08.15, MWA submitted a pre-planning document to 
determine the feasibility, in planning terms, of the works proposed in 
this application.  On 23.10.15 Camden council planning Offi  cer James 
Clarke issued a written response to this submission, (2015/4750/
PRE) which has been fully considered in preparing this full planning 
application.

6.2 Where necessary, the proposals have been amended in 
accordance with the recommendations contained in the letter, and 
such amendments are summarised as follows;

       - Application at the site is for a single family dwelling, instead of 
         4 fl ats.
       - Lift is proposed within the existing closet wing and works within 
         the existing structure.

- A single pitched roof with accompanying roof terrace is    
  proposed.
- Proposed stair to serve roof terrace, contemporarily detailed.
- Proposed fi rst fl oor terrace.
- Proposed lowering of vaults.
- Proposed habitation of the front vault to provide lower ground  
  fl oor bathroom.

6.3 The pre-application response is shown in full in the scanned 
document over the next page. MWA’s response is written under each 
corresponding section in a bold typeface.

Pre-Application Response
Page 1/10

Pre-Application Response
Page 2/10

MWA Response:
1) Noted, Please refer to section 11.0: Planning Policy

Pre-Application Response
Page 3/10

1) 
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6.0  PRE-APPLICATION ADVICE AND RESPONSE

Continued

Pre-Application Response
Page 4/10

MWA Response:

2) Please refer to appendix E - Loss of Employment: Supporting Statement 
(Montagu Evans).

Pre-Application Response
Page 5/10
MWA Response:

3) Noted that the principal of providing residential accommodation at the 
site would be considered acceptable in principle. 

4) Response noted. Application is being made for a single family dwelling. 

5)  Noted. The principal of reinstating the property’s residential use is 
welcomed.

Pre-Application Response
Page 6/10

6) Planning application proposes single family dwelling and therefore does 
not require compartmentalisation of the stair. 

7) The proposed lift works are to be within the existing fabric and does not 
involve the removal of original features.

8) Noted. The reinstatement of the pitched roof is a welcomed change in 
principal.

9) Noted. The squaring off  the monopitch roof to the rear closet wing is 
likely to be acceptable in principal.

10) Noted. The preferred location for services is within the rear closet wing 
is deemed acceptable in principle.

11) Noted. Internal room elevations have been supplied for the 1st & 2nd fl oor 
bathrooms.  Please refer to drawings P_18 & P_21.

12) Application proposes a single family dwelling and therefore reduces the 
modifi cations required to meet fi re & sound regulations.

2) 

3) 

5) 

4) 

6) 

7) 

8) 

9) 

10) 

11) 

12) 
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Pre-Application Response
Page 7/10

MWA Response:

13) Noted. Area of excavation on the Lower Ground Floor does not invade 
the envelope of the historic fabric. Area of excavation is limited to the area 
that has already been altered and the existing vaults.

14) Proposal removes an existing Ground fl oor roof light , to be replaced by 
a roofl ight at Lower Ground Floor Level to aid the defi nition between the 
historic building and the modern extension.

15) Noted. The offi  cers would recommend that the building is converted into 
a single family dwelling. This is refl ected in the proposed scheme.

16) Noted. The proposed residential use is unlikely to have a detrimental 
eff ect to the neighbouring properties. 

Pre-Application Response
Page 8/10
MWA Response:

17) Proposed single family dwelling complies with the London Plan’s minium 
internal fl oor areas. 

18) Noted that the development should be car free.

19) Two Bicycles can be stored on the fi rst fl oor roof terrace

Pre-Application Response
Page 9/10

20) Please refer to Appendix B - Structural Feasibility Report (Elliot Wood).

13) 

15) 

17) 

18) 

19) 
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Pre-Application Response
Page 10/10

14) 

16) 

20) 
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13.0 DESIGN STRATEGY

13.1 General Strategy

The design, massing and materials of the building envelope has been 
developed following close consideration of the site and its context.
In developing the design the following principles have been adopted:

•  Retain and locally refurbish the front façade;
•  Return the property to intended use as a single family dwelling. 
 • Reinstate the original plan form of the building;
•  Provide high quality internal living space with well-planned living 
accommodation with adequate storage and ancillary spaces.
•  The general approach to the interiors of the property will be to 
enhance and restore those elements of the building which are historic, 
whilst taking the opportunity to remove non-original elements.

13.2 Exteriors

13.2.1 Front Elevation

The front elevation is principally built from brick, with paint found 
on the lower ground fl oor lightwells. It is proposed that the external 
brickwork is to be cleaned and repointed as necessary with lime 
mortar to match the original. The paint is to be removed from the 
lower ground fl oor and replaced with limewash/based paint.

The timber portico, that has been damaged from water ingress and 
weathering, is to be repaired. The leadwork above the existing canopy 
(see Fig 1. to the left) will be removed and replaced with leadwork 
to match existing. All windows to the front elevation will be retained, 
refurbished and redecorated as necessary. 

The existing metal stair to front lightwell is proposed to be replaced 
and the gate positioned altered to accommodate the proposed level 
change in the lightwell. The existing front facade is to be linked with 
the existing vault and a new panelled timber door is proposed in this 
location, providing new access at lower ground fl oor level.

The existing fi nish to the front step (see Fig 2 to the left) will be 
removed and replaced with Portland stone tiles. Existing, external 
metal balustrade to be redecorated as necessary.

Its is proposed that the original pitched roof that was destroyed by 
bomb damage, be reinstated on the front elevation in materials to 
match the adjoining properties. 

13.2.2 Front Lightwell

The lightwell will be excavated, bringing it in level with the  proposed 
internal fl oor level of the lower ground fl oor lobby . Following 
excavation, portland stone tiles will be laid in the lightwell, and the 
excavated walls will be painted white with lime wash base paint 
to match existing. A longer stair will be needed, and this will be a 
painted steel stair, similar to existing. The internal metal bars (added 
in the 1990’s) to all windows at this level will be removed.

13.2.3 Roof line/fi nishes

Leadwork and materials are to match that of the adjoining properties 
of 35 Great Street. The host building parapet level at front and back 
will not change in height. A replacement fl at roof is to be installed to 
ensure that modern building standards are met. The mass and bulk of 
the rear extension will be reduced.

The non-original fl at roof of the property will be demolished and 
partially rebuilt, with a proposed pitch to the front elevation that 
matches the height and size of the existing ridge of no. 34 Great 
James Street. The new ridge will not be visible from street level.

13.2.4 Rear Elevation (of the original property)

The rear façade has experienced heavy alterations, with the addition 
of a secondary rear closet wing and lower ground/ground fl oor 
extension and roof lights. 

It is proposed that the windows on the secondary rear closet wing are 
to be rationalised and infi lled with rebated brick to accommodate the 
proposed lift. The existing weathered glass roof is then to be replaced 
with a solid roof and parapet detail extended and fi nished in a soldier 
brick course. 

The rear elevation will house two  terraces. The fi rst of which is to 
be located at roof level, taking advantage of the existing fl at roof to 
create an attractive amenity space, fi nished with a glass balustrade 
for minimal impact of the elevation. The second roof terrace is to be 
located at fi rst fl oor level. The existing fl at roof will be replaced and 
have two replacement roofl ights, one of which serving as an access 
hatch to the proposed terrace.

It is proposed that the external brickwork is to be cleaned and 
repointed as necessary with lime mortar to match the original. The 
paint covering the brickwork at ground/lower ground level is to be 
removed and replaced with limewash/based paint.

It is proposed that the existing closet wing is to be extended to 
match the adjoining property, (no.34 Great James Street) in materials 
to matching existing. A new traditionally detailed sash window is 
proposed on the side elevation to match previous fl oors.

13.2.5 Existing Rear Extension

The non-original rear extension will be pulled back from the extents 
of the original dwelling. Firstly the non original volume that connects 
the secondary closet wing to the rear extension will be removed, 
alongside the existing ground fl oor roofl ight that spans across the 
rear lightwell. A roofl ight is proposed at lower ground fl oor level 
to allow light to penetrate through the building, and the remaining 
openings at ground fl oor level are to be replaced with traditionally 
detailed french doors and Juliet balconies that free the original rear 
elevation.

This will enhance the heritage of the original property by revealing 
more of the historic elevation, whilst providing a hierarchy between 
the historic components of the property as a whole and its newer 
elements. It will also improve daylight levels throughout the scheme.

13.3 Internals

Partitions
The proposed partitions on the lower ground fl oor are to be detailed 
with cornice and skirting to match existing.

Internal Stair
The location of the internal stair is considered historic in principle and 
will remain in-situ, whilst being refurbished. It is proposed that the 
non original partition to the third fl oor balustrade is removed and the 
original balustrade made good or replaced if necessary.

It is proposed the existing staircase will be extended from the 
third fl oor to roof level to access the terrace. This element will be 
contemporarily detailed to provide a contrast that enhances the 
original fabric. An additional stair is also proposed between the 
ground fl oor extension and the fi st fl oor terrace which will also 
be contemporary in nature. Both proposed stairs are to be Part M 
compliant. 

Floors and Skirtings
The existing fl oorboards will be lifted to install sound insulation 
between the joists (refer to proposed fl oor build up’s indicated in 
drawing package P01-06). The existing fl oor boards will be retained 
where possible. All original skirtings will be retained, repaired and 
infi lled where necessary.

Cornicing
The cornicing will be retained in all the rooms with existing original 
paneling. Where there are wall linings installed, cornicing to match 
existing will be applied to the new wall fi nish.

Radiators, Radiator Covers and Fireplaces
The radiators, radiator covers and fi replaces are all non-original 
and will be removed during the works. New, traditionally detailed 
fi replaces will be installed as a replacement. New radiators will be 
installed as part of the scheme.

Doors
Refer to Door Schedule. Existing non-original doors are to be 
removed and replaced with new four panelled doors.

Wall Linings

The exterior walls of the lower ground fl oor are to be lined throughout  
as with the existing rear extension of the ground fl oor. This to bring 
the property up to current building regulation where possible. 

Lift
The proposed lift works within the confi nements of the historic fabric. 
A 4 person life has been proposed, with an internal car dimensions 
800mm wide x 1000mm deep and opens predominantly on the half 
landing.

Bathrooms

En-suites have been proposed in the rear closet wing of the property 
to reduce the impact of services to the original fabric of the dwelling.

New sanitary facilities are proposed to be mounted on new timber 
vanity units to minimise any intervention to historic fabric. The 
existing tongue and groove panelling on the second fl oor will be 
removed, following opening up works that revealed that there is no 
original pannelling hidden behind the boading. The room is proposed 
to be thermally lined . 

13.4 Development Objectives
The principle of the development is to maximise the property’s 
potential for residential use, providing a high quality residential 
environment and enhancing the heritage of the listed building.

The design strategy is to:

-   Identify and respond to key constraints and opportunities provided 
by the site
-   Address pre-application advice and respond to established 
planning policy frameworks.
-   Provide accommodation which addresses market requirements 
to ensure a viable and successful development which meets local 
housing needs.
-   Consider policy and guidance in respect of access and safety to 
ensure an attractive, safe and accessible development.

Fig. 1/ 35 Great James Street elevation (showing ground 
and part of the lower ground fl oors).

Fig. 2/ 35 Great James Street front elevation 
(showing fi rst to third fl oors).
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16.0 SUSTAINABILITY AND M&E SERVICES

16.1 Sustainability
Please refer to Appendix H - Energy and Sustainability Statement for 
full details of the sustainability strategy.

16.2  Servicing Strategy
Please refer to Appendix I - Mechanical and Electrical Servicing 
Report for full details of the servicing strategy.

16.2.1  Heating
Boilers are to be housed in the lower ground fl oor plant room, located 
within the existing vault.  The dwelling will be served by wet under 
fl oor heating throughout with temperature/time control and fan 
assisted trench heaters underneath the windows. The bathrooms and 
shower rooms are to be heated by electric under fl oor heating and 
thermostatically controlled towel rail.

16.2.2  Cooling
There is no comfort cooling proposed. 

Refer to Appendix J - Acoustic Report.

16.2.3  Water
Water booster/pump to be located in the lower ground fl oor vault and 
distributed throughout the dwelling.

16.2.4  Incoming services/Plant
All incoming services are into the vault below the pavement level.  
These services will then be distributed throughout the dwelling via a 
services riser located with the rear closet wing.

Please refer to Appendix I - Mechanical and Electrical Servicing 
Report for full details of the servicing strategy.
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17.0  PROPOSED USE, UNIT SIZE AND DENSITY

17.1  Proposed Use.
As outlined in Appendix D - Marketing Report, appended to this 
planning application, the need for the change of use comes from the 
general under-utilisation of the site.

Following Camden’s Core Strategy Policy CS8, it is acknowledged that 
there is a high concentration of commercial properties in the borough.  
While the Camden Employment Land Review 2008 forecasts that the 
demand for offi  ces will increase between 2006 and 2026, the Council 
will be looking to direct new business development to other areas of 
the Borough, with the majority being in King’s Cross.  Consequently, 
the Council will favourably consider proposals for other uses of older 
offi  ce premisses if they involve the provision of permanent housing.

17.2  Single Family Dwelling
The is proposed that the property returns to its original use as a single 
family dwelling to allow minimal intervention to the original features. 
This satisfi es Camden’s requirements for residential properties, as 
noted in the pre-application advice, refer to section 12.0. This dwelling 
complies with the minimum space standards set out in the London 
Plan (July 2011).

17.3  Proposed Density
The proposed scheme provides a density of 733Hr/Ha (habitable 
rooms per hectare).  It is deemed that this is a suitable density given 
the central location of the site, as per The London Plan; Chapter 3; 
Table 3.2; Sustainable residential quality.

17.4 Gross External Area
In addition to the Gross Internal areas shown in the schedule, the 
existing proposed gross external areas are as follows:

Existing GEA: 419sqm (4,508sqft)

Proposed GEA: 422sqm (4,555sqft)

The gain of 4 sqm being due to the extension of the rear closet wing 
to match that of the adjacent property No.36 Great James Street and 
the reinstatement of the rear lightwell on the lower ground fl oor.

 

 
 

 
Notes: All areas are approximate only, are based on measurements obtained from the measured survey provided by 

MobileCad. 
All measurements to be checked on site 

 All quoted areas subject to necessary consents 

35 Great James Street, 
WC1N 3HB

Gross Internal  Areas

(sqm) (sqft) (sqm) (sqft)

Lower Ground Floor 102                                 1,098                              95.9 1,032                              

GGround Floor 95                                   1,020                              88.8 956                                

First Floor 57                                   612                                 56.9 612                                 

Second Floor 57                                   616                                 57.2 616                                 

Third Floor 51                                    551                                  58.1 625                                 

GRAND TOTALS 362                              3,898                           357 3,842                           

(sqm) (sqft) (sqm) (sqft)

Lower Ground Floor 116                                  1,253                               118.5 1,276                               

Ground Floor 111                                   1,192                               103.7 1,116                                

First Floor 66                                  712                                  66.1 712                                  

Second Floor 67                                   716                                 66.5 716                                 

Third Floor 59                                   636                                67.3 724                                 

GRAND TOTALS 419                              4,508                          422 4,543                           

Existing GIA* Proposed GIA* 

Existing GEA* Proposed GEA* 

 

 
 

AREAS
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18.0 CYCLE STORAGE PROVISION

18.1  Access and Parking
Great James Street is a one way street with parking allocated on one 
side and is a controlled parking zone

Following pre-application advice the development is proposed to be 
car-free.  This is considered viable due to the high concentration of 
public transport in the vicinity.

18.2 Cycle Storage
Following Camden’s Core Strategy Policy, cycling is promoted as a 
sustainable means of travel that provides the opportunity to relieve 
congestion and promote a healthy lifestyle.

Cycle provisions have been provided on the basis of 2no. bicylces per 
3 or more person dwelling. This is compliant with our pre-application 
advice and the London Plan, chapter 6; Table 6.3; Cycle Parking 
Standards.

Bicycle storage will be located on the fi rst fl oor roof terrace, refer to 
drawing P_03. 

Plan of fi rst fl oor bicycle storage
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19.0 DAYLIGHT AND SUNLIGHT

19.1 Layout

All main rooms received light conditions that are deemed acceptable. 
The opportunities for external architectural change on this site are 
limited, due to the listed nature of the building.  

For further information on the eff ects of the proposals on the 
neighbours and the general daylight and sunlight analysis please refer 
to Appendix K - Daylight/Sunlight Report (Malcolm Hollis).
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18.0 WASTE MANAGEMENT

18.1 Encouraging Recycling
The dwelling will be fi tted with separate waste and recycling 
containers within the kitchen units.  It is considered that this 
encourages occupants to separate their rubbish and recycling more 
regularly and reliably.

See image below.

18.2  Waste Collection
Waste is collected from Great James daily, with mixed recycling & 
food/garden waste collected once per week on Tuesdays.

The collection point is immediately outside the property and is picked 
up before 7am, with waste being left outside the property on street 
the night before.

Waste storage and recycling bins will be provided in large 
compartmented storage units in kitchens as shown to the left. Refuse 
will periodically be taken by occupants from the kitchen to the kerb 
side (via the lift) as shown in the diagram to the left.  Here daily refuse 
collections take place.
 

Plan of Ground Floor Bin Collection Point Proposed waste / recycling waste storage unit 
(to be located in kitchen; marked in Blue)

80 Litre Capacity (2 x32L & 2 X 8L)
Cabinet Size - 600mm
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21.0 LIFETIME HOMES/PART M

The table below shows the Part M assessment of the single family 
dwelling,

Given the listed nature of the building it is not possible to meet the 
requirements due to the need to preserve the historic nature of the 
building. These exceptions have been noted in the matrix below.

LLifetime Homes Matrix

35 Great James

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16

35 Great 
James Street

Beds Parking
Approach to 
dwelling from 

parking.

Approach to all 
entrances

External entrance Communal stairs
Internal doors & 

hallways
Circulation space

Entrance level 
living space

Entrance level 
bed space

Entrance level 
WC & shower 

drainage

Bathroom / WC 
adaptability

Stairs and 
potential through 

floor lift in 
dwelling

Potential for 
fitting of hoists

Bathroom Windows Service Controls

Single Family 
Dwelling

4 Note A Note A Note D Note D Note E Note B Yes Yes Yes Note F Yes N/A Yes Yes Note C Yes

Note A
Note B
Note C
Note D Due to the redevelopment of an existing listed building, the entrance steps must be retained.
Note E Existing stair to be retained. New staircase & lift  works within the confinements of the existing building fabric.  Lift entrances at at half landing levels and stair width are limited by the existing stair.
Note F 

Lifetime Homes Matrix

Due to the historic nature of the building, it has not been possible to comply without disrupting the

No car parking spaces to be provided as part of development. 
 Original doors have been retained.All proposed openings comply

Criterion

Window height restricted by listed nature of the building.

16 Design Criteria

(1) Parking (width or widening capability)
(2) Approach to dwelling from parking (distance, gradients and 
widths)
(3) Approach to all entrances
(4) Entrances
(5) Communal stairs and lifts
(6) Internal doorways and hallways
(7) Circulation Space
(8) Entrance level living space
(9) Potential for entrance level bed-space
(10) Entrance level WC and shower drainage
(11) WC and bathroom walls
(12) Stairs and potential through-fl oor lift in dwelling
(13) Potential for fi tting of hoists and bedroom / bathroom
(14) Bathrooms
(15) Glazing and window handle heights
(16) Location of service controls
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22.0 CONCLUSION

22.1  This document has been compiled following thorough 
investigation of the history of the site and surrounding area, recently 
consented developments close to the application site, and all relevant 
local and national planning policy.  We believe that by adopting a 
sensitive and considered approach, the proposals outlined in this 
document represent an opportunity to create an exemplary set of 
residential apartments without impacting the amenity or character of 
the surrounding area.  Further, the return of the listed building to its 
original residential use represents an opportunity to greatly restore 
and enhance the character of a heritage asset.

35 Great James Street
Street View

‘The Site’
35 Great James Street




