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1.0 Introduction.

This document sets out the local planning policy against which the proposed loss of office floorspace
(B1a) at 42 Doughty Street will be assessed.

It begins with an assessment of relevant national and local policy.

It proceeds with a review of the viability of the current building use. This references evidence produced
by leading London estate agents Hurford Salvi Carr (see appendix A), chartered surveyors Farebrother
Associates (see appendix B) and cost estimates by Prewett Bizley Architects (see appendix C).

This document should be read in conjunction with Farebrother's report for 19 John Street, also issued
with this planning application.




2.0 Land Use

2.1. Relevant planning policy for loss of B1 floorspace
This document sets out the local planning policy against which the proposed loss of office floorspace (B1a) at 42
Doughty Street will be assessed.
The Camden Local Plan (adopted in July 2017) sets out the Council's planning policies and replaces the Core
Strategy and Development Policies planning documents (adopted in 2010).
The most relevant policies are:
(a) E2 of the Local Plan (which follows CS8 of the Core Strategy (2010), DP13 of the
Development Planning Policies document (2010), both of which have now been superseded by the
Local Plan); and
(b) Camden Planning Guidance 5: Town Centres, Retail and Employment (September 2013) (which
is referred to in paragraph 1.13 of the Local Plan).

2.1.1 E2 of the Local Plan
Policy E2 sets out how the Council will seek to maintain and secure a range of premises for businesses to support
Camden's economy and provide employment opportunities for the Borough's residents. It advises that:

‘We will resist development of business premises and sites for non- business use unless it is demonstrated
to the Council's satisfaction: (a) the site or building is no longer suitable for its existing business use; and (b) that
the possibilty of retaining, reusing or redeveloping the site or building for similar or alternative type and size of
business use has been fully explored over an appropriate period of time.’

Paragraph 5.37 of the Local Plan provides that when assessing proposals that involve the loss of a business use to
a non-business use the Council will consider whether there is potential for that use to continue, taking into account
various factors including:

«  the suitability of the location for any business use;

+  whether the premises are in a reasonable condition to allow the use to continue;

«  the range of unit sizes it provides, particularly suitability for small businesses; and

+ whether the business use is well related to nearby land uses.

“For further details on how we will take these into account can be found in our supplementary planning
document Camden Planning Guidance on town centres, retail and employment.

In addition to the considerations above, where a change of use to a non-business use is proposed, the applicant
must demonstrate to the Council's satisfaction that there is no reallstic prospect of demand to use the site for an
employment use.’

2.1.2 Camden Planning Guidance 5 (September 13)

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 dernand 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.

There are a number of considerations that we will take into account when assessing applications for a change of
use from office o 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.
When it would be difficult to make an assessment using the above, we may also ask for aditional evidence in the
form of a marketing assessment
In light of the above, policy requires the assessment as to the premises suitability for office accommodation and on
the ability of 42 Doughty Street to accommodate B1 uses other than office. We set out our assessment of this in
section 2.2 below.
Given the vacancy, condition, layout of 42 Doughty Street, together with the statutory constraints that are applicable
as a Grade ll listed building, we do not consider it is difficult to make an assessment (as described in CPGS
paragraph 7.5). However we include a marketing assessment, covering both marketing activities that have been
undertaken in respect of 42 Doughty Street as well as an assessment of the likely prospects of success of any such
exercise if marketing of 42 Doughty Street were to continue (see section 2.3 below and the letters from Hurford
Salvi Carr and Farebrother that are appended as Appendixes A and B respectively)

2.1.3 The National Planning Policy Framework (2012) and the National Planning Policy Guidance (2014)
The Goverment Published the National Planning Policy Framework in March 2012. This emphasises the
in favour of

‘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.’

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:

“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.”

Furthermore the Framework places emphasis on the need for residential accommodation and states:

‘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
compuilsory 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.”

Having regard to the listed status of the property, its poor configuration, occupier requirements and supply in the
borough we are of the view that there are not strong economic reasons which justify retention in this instance.
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2.2 Assessment of the proposals against Policy
This section assesses the proposed change of use against development plan policy and the criteria set out in E2
of the Local Plan, as applied by 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.
The headings below are the considerations that the Council will take into account when assessing applications for a
change of use from office to non-business use detailed in paragraph 7.4 of CPGS.
“The criteria listed in paragraph 13.3 of policy DP13 of the Camden Development Policies’
We note that DP13 has been superseded by E2 of the Local Plan. However, E2 follows DP13 in all material
respects and DP13 is referred to in CPG 5, as noted in paragraph 1.13 of the Local Plan.
As set out in paragraph 2.1.2 above, this criteria relates to 42 Doughty Street's ability to be used for employment
uses other than B () office accommodation. The property's listed status renders it unsuitable for light industrial
use for the following reasons:
( The floor to ceiling heights are dictated by the front fagade and therefore cannot be increased,
without significant and irreversible damage to historic fabric; and
(b)  Modifications to the building’s fagade cannot be made to accommodate vehicular access.
Like the vast majority of properties in Doughty Street, the neighbouring properties on both sides (41 and 43) are in
residential occupation, and light industrial use might well pose potential noise and other pollution issues.
The combination of these factors means that 42 Doughty Street cannot realistically accommodate any business
use other than office accommodation.
‘The age of the premises. Some older premises may be more suitable to conversion”
42 Doughty Street was built along with the two houses to the south sometime between 1792 & 1799. Itis a
relatively intact example of a first rate house of the period. While many of its original features have been lost, its
floor plans remain similar to the original, which was of course originally built as a residential property.
As such, 42 Doughty Street does not provide open plan office accommodation but instead provides a cellularised
layout with interconnected rooms. Any alteration to the internal layout to suit occupier's requirements will require
listed building consent, which in most cases unlikely to be forthcoming.
42 Doughty Street is in a dilapidated state. Substantial repair works are required to bring the property up to
modern standards. We comment upon this further below.
‘Whether the premises include features required by tenants seeking modern office accommodation’
Putting aside the state of the property and the need for repair works to the existing fabric of the building, 42
Doughty Street has very few of the features that are required by tenants seeking modern office accommodation.
In particular, it does not have any of the following features:
(a) Open plan layout;
(b) Alift (and there are 66 stairs, which means that is inaccessible to wheelchair
users);
(© Separa(e toilets for Male / Female / Wheelchair Accessible — ideally on the same level, not off half

() Suspended floors and ceiling to accommodate services;
(€) Modern heating;
(f) Double or Secondary Glazing; and
(g) Suitable means of escape.
The building cannot be subdivided on a floor by floor basis, without harm o the listed building.
The plant and services of the building are inefiicient and out of date, comprising a single gas fired boiler with
an asbestos flu. The services require upgrading to modern day standards in terms of energy efficiency and
sustainability.
Suspended ceilings and raised floors are unlikely to be allowed to be incorporated into the building to
accommodate the quality of lighting and services necessary as this may interfere with the relationship to the fagade
and the historic features of the building.

Furthermore, from an occupier point of view the floor to ceiling heights would be reduced.
“The quality of the premises and whether itis purpose built accommodation. Poor quality premises that
require significant investment to bring up to modern stendards may be suitable for conversion.”
The floor plans of 42 Doughty Street are similar to the original, which are designed for residential rather than
business use. The premises have been adapted to provide a poor quality cellular layout and environment for office
: i . ; %

The report by Farebrother appended as Appendix B states their opinion that:

“The premises are in a dilapidated state, the premises are unlettable in our opinion in their current state.
Substantial repair works will be required to bring the property up to modern standards. There is also evidence of
some water penetration within the building which will need to be repaired, reinstated and redecorated.
The works required to make the premises lettable include external works such as repairing the pointing and
repairing or even replacing some of the window frames which are in disrepair. Internally works will include repairs
to the floor and replacing all the carpets with new ones, plaster repairs and all the associated finishes with this,
installation of new heating and extensive lighting and power works. New WCs will need to be installed along with all
the various plumbing and servicing for tea points. A decision will also need to be taken as to whether some form of
comfort cooling will be provided.
Bearing in mind the need for Listed Building consent for many of the works that would be required to make the
property lettable, and the uneconomic option of doing the works without any financial guarantees that the works
will have any form of payback on money invested, we are of the view that spending even small sums of money on
repair or upgrading would not make the premises lettable to the current market demand. With no guaranteed return
on money invested an investor will not take any action to spend money with no reasonable level of return.”
Appended to this application as Appendix C is an estimate initial basic cost plan for an office upgrade provided
by Prewett Bizley. The works that have been costed would bring the building into a lettable condition. The total
estimated costs of these works are £754,586.

‘Whether there are existing tenants in the building, and whether these tenants intend to relocate’
42 Doughty Street s currently unoccupied. It was vacated in February 2017 when its previous occupant, Rhodes &
Rhodes chartered accountants, were acquired and moved to modern premises.

“The location of the premises and evidence of demand for office space in this location’.
The premises is located in Doughty Street, which has 52 properties. Of these, most are in residential occupation.
The neighbouring properties to 42 Doughty Street (as well as their respective neighbours) are in residential use. All
of the properties on Doughty Street were originally bult residential use and occupied as such. In the last 20 years
or so, many properties that were converted into offices have converted back into residential use.
Since 2005, 10 properties on Doughty Street (52, 43, 56, 50, 60, 57, 40, 62, 39, 41) have been granted planning
permission to change use from BT back to residential use. It is therefore evident that it would be entirely in keeping
with the rest of Dioughty Street for permission to be granted for 42 to be reinstated to its original and intended use
as residential accommodation
Farebrother have commented on the demand for office space in the midtown office market, and in particular
the likely demand for the type of office space represented by 42 Doughty Street in this location. Their letter is
appended as Appendix B and they have advised that:

‘Historically, when tenants were not looking for as flexible space as they are now, or they did not have
the altemative of a differing myriad of occupational solutions, then the option of a period property may have
encouraged them to take longer leases. So currently it does not mean that occupiers will see buildings such as
42 Doughty Street as a solution to their occupational needs. This is forcing landlords to review their reasons for
holding properties of this nature and to investigate economically viable alternative solutions. We are also seeing an
increasing number of period properties being bought by owner occupiers who can take a much longer view of how
long the retum on their capital investment is looked at."




Period property solutions for office occupiers currently only tend to make economic sense if the buildings are in
a good order and do ot require substantial investment, which for 42 Doughty Street is not the case. The works
have been priced at £754,586 in return for a finished level of aggregate rents of circa £100,000. This equates to
approximately 7 years annual rent. Coupling this with the difficulties of the building being a Listed Building means
the property will be a difficult property to let;

‘Whether the premises currently provide accommodation for small and medium businesses.”
As noted above, 42 Doughty Street is currently unoccupied and so does not currently provide accommodation for
small and medium businesses.

2.2.1 Listing as Statutory Constraint

The changes required both internally and externally, in order to bring the building up to modem day requirements of
business users would require listed building consent.

Furthermore, the flexibility of the accommodation for tenants is severely constrained by its listing as internal
adaptations that would allow a business to evolve and expand require listed building consent and the changes
requested would not always necessarily be forthcoming. For instance for office accommodation it would be
desirable to create an open plan layout. As such the flexibility of the accommodation is limited when compared with
other buildings on the market and puts the property at an immediate disadvantage.

2.3 Marketing Assessment
2.3.1 Policy
Paragraph 5.38 of Policy E2 of the Local Plan requires the applicant to demonstrate to the Council's satisfaction
that there is no realistic prospect of demand to use the site for an employment use. Paragraph 7.5 of CPG5 states
that the Council may also ask for additional evidence in the form of a marketing assessment if it would be difficult to
make the assessment of the matters detailed in paragraph 7.4 of CPG5, which are comprehensively addressed in
section 2.2 above.
Paragraph 7.18 of CPG5 notes that the Council will consider marketing periods of less than two years for B1(a)
office premises, if such a marketing assessment is required (which in accordance with paragraph 7.5 of CPG5 is
only when it is difficult to make an assessment of the matters detailed in paragraph 7.4 of CPG5).
Itis noted that Policy E2 follows DP13 of the Development Planning Policies document (2010) in all material
respects, including in relation to marketing assessments (as per paragraph 13.5 of DP13). Itis also noted that
DP13 is specifically aimed premises that are significantly larger than 42 Doughty Street (which is 322.3 sqm).
The delegated report: 2010/6055/P in respect of 41 Doughty Street (the neighbouring property to 42 Doughty
Street) states that.

‘LDF Policy DP13 has a broad against the loss of floorspace where there is
potential for that use to continue. It should be acknowledged that this policy is specifically aimed towards larger
premises (1000sqm+), which have to ability to be used flexibly within the B1c/B8 use class.’ (emphasis added)

2.3.2 Marketing Activities

42 Doughty Street was marketed by Hurford Salvi Carr (see appendix A) for sale as a commercial premises
between January 2017 and June 2017. Hurford Salvi Carr are a leading London estate agent that have been
established for over 20 years. They specialise in commercial and residential property sales and lettings in central
London.

Sales particulars for the property were prepared and were made available both in hard copy and were published on
the intemet, including popular online property databases.

During that marketing period, as noted in the letter from Hurford Salvi Carr, there was no interest shown of the
property as a business place.

As 42 Doughty Street is in a dilapidated state, it is unlettable in its current state. As noted in section 2.2 above,
substantial repair works will be required to bring the property up to modern standards.

Farebrother are a leading firm of local Chartered Surveyors that concentrate on the Midtown Office market and
specialise in the letting, and acquiring of office buildings, but also providing generally consultancy advice to a wide

range of Midtown owners, investors and occupiers. They have advised in respect of 42 Doughty Street that

‘Letting agents would advise owners that a marketing campaign to try and let the space, in the current
condition, would be a meaningless exercise that a commercial agent would simply not embark on.” (page 2 of the
letter from Farebrother, appended at Appendix B).
They conclude ther letter with the following observations:

“To find  landlord who would be willing to invest that level of capital in the building to achieve that return
no matter how lttle or indeed how much money that have spent in purchasing the property, is not in my opinion a
realistic proposition in the current Midtown Office Market. Neither is the prospect of a tenant coming along willing
to do the works themselves. Providing a marketing campaign for the property would be an exercise merely to fulfil
a planning condition but the combination of disrepair, the costs of undertaking the works required and the relatively
‘modest financial returns for doing the works means that a change of use is required or the property may sit in its
current condition for many years as a sensible commercial landlord will not spend monies without the prospect of
positive retums.”

2.4 Conclusions on Marketing and the Demand for 42 Doughty Street as office
accommodation

The efforts to market 42 Doughty Street as office accommodation have been unsuccessful. The condition, layout,
amount of works that would be required to bring the premises out of its derelict state, together with the statutory
constraints that are applicable as a Grade | listed building, means that there is no realistic prospect of demand to
use 42 Doughty Street as office accommodation.

The marketing exercise was conducted over a period of less than two years; however paragraph 7.18 permits

the Council to consider periods of less than two years for B1 (a) premises such as 42 Doughty Street. In view of
the amount of investment that is required to make the premises suitable for office accommodation and the range
of suitable, modern alterative office accommodation available in the Borough, any extended marketing exercise
would not be successful.

Five of the properties on Doughty Street that have been granted permission to change their use from B1 (a) office
accommodation to residential have received this permission since 2010 which is when the Camden Development
Policies were adopted. As such the Council were satisfied that there was no realistic prospect of demand to use
any of those Doughty Street premises as office accommodation as per DP13. Whilst each property on Doughty
Street is slightly different; 42 Doughty Street does not have any unique characteristics as compared with the other
Doughty Street properties in respect of which change of use permission was granted, that would make it more in
demand as office accommodation. Indeed, the dilapidated state of 42 Doughty Street is likely to make it less in
demand to use as office accommodation than some of the neighbouring properties.

2.5 Replacement use

With regards to the replacement land use, housing is regarded as the priority land-use of the Local Development
Framework which provides that the Council will make housing its top priority when considering the future of unused
and underused land and buildings. As such, the creation of a new residential dwelling at 42 Doughty Street is
compliant with policy H1 of the Local Plan as long as it meets the Council's and national residential development
standards and does not harm local amenity (which it will not).

Policy H1 of the Local Plan expects the maximum provision of homes on sites that are underused or vacant.

Itis accepted that the Local Plan identified that both 2 bedroom and 3 bedroom market dwellings are the highest
priority, whilst 1 bedroom and 4+ bedroom units are lower priority. However, Policy H3 of the Local Plan states that
the Council will favourably consider proposals that create large homes in parts of the Borough where there is a
relatively low proportion of large dwellings. Holborn and Covent Garden (within which 42 Doughty Street is located)
is listed as such a ward.

Prewett Bizley Architects
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2.6 Change of use precedents
The following list of application for properties on Doughty street were granted a change of use. The most recent
application dates from 2015.

No.39 - 2010/1395/P & 2010/1399/L
Change of use of ground, first, second and third floor levels from office (Class B1) to one residential unit (Class C3)
(The existing self-contained basement floor level flat remains unaltered).

Granted 17/11/2010.

No.40 - 2008/2473/P & 2008/3175/L
Change of use from office use (Class B1) to residential use (Class C3) as a single family dwelling, and external
alterations including the installation of three rear dormer windows, new spiral staircase, balcony, vents, removal of
ground floor timber sash windows with replacement timber framed french doors and removal of first floor flat roof to
create external terrace area with decking.

Granted 22/04/2009.

No.41 - 2010/6055/P

Change of use of basement, ground and first floor levels from offices (Class B1) and maisonette on second and
third floor to create a single residential dwelling (Class C3).

Granted 16/11/2010.

No.43 - 2005/0566/P

Change of use from residential and offices (Class C3/B1) to a single
dwelling house (Class C3).

Granted 06/05/2005

No.50 - 2006/5086/P & 2006/5207/L
Change of use from office (Class B1) to a single family dwelling house (Class C3) involving removal of part of
ground floor extension to form a courtyard.

Granted 02/03/2007.

No.52 - 2004/1512/P & 2004/3115/L
Change of use from office (Class B1) to single dwelling-house (Class C3) with associated alterations.
Granted 17/09/2004

No.56 - 2006/4199/P & 2006/5738/L
Change of use from existing office use (Class B1) to a single family dwelling house (Class C3).
Granted 03/01/2007.

No.57 - 2008/0540/P & 2008/0542/L
Change of use and works of conversion from office use (Class B1) on lower ground and ground floors and 3 self
contained residential flats on upper floors to create a single family dwelling house (class C3) plus excavation to
create new basement extension under whole rear garden; erection of enlarged front dormer and alterations to all
rear and front windows.

Granted 08/05/2008.

No57 - 2010/6940/P & 2010/6943/L
Renewal of planning permission granted on 8/5/2008 (Ref.2008/0540/P) for (Change of use and works of
conversion from office use (Class B1) on lower ground and ground floors and 3 self contained residential flats on
upper floors to create a single family dwelling house (class C3) plus excavation to create new basement extension
under whole rear garden; erection of enlarged front dormer and alterations to all rear and front windows).

Granted 21/03/2011

No.60 - 2007/3921/P & 2007/3931/L
Change of use from offices (Class B1) to a single family dwelling house (Class C3).
Granted 14/12/2007.

No.60 - 2011/4542/P & 2011/4543/L
Change of use from offices (Class B1) to a single family
dwelling house (Class C3). Granted 21/11/2011

No.62 - 2010/0187/P & 2010/0189/L

Change of use of a grade Il listed building from offices (class B1) to a single dwelling house (class C3) and
associated alterations.

Granted 12/08/2010.




Appendix A — Hurford Salvi Carr Letter

Appendix A includes:

Aletter from Hurford Salvi Carr regarding market interest in 42 Doughty street for use as an
office.
The brochure used to market 42 Doughty street, as noted in the letter.

HURFORD SALVI

FROPERTY ADVISORS AND DEVELOPMENT CONSULTANTS

Erik Jamieson

18 Doughty Street
London

WCINZPL

5% September 2017
Dear Mr Jamieson
42 DOUGHTY STREET, LONDON WCIN 2PH

I refer to our recent discussions regarding the above Grade Il Listed property which you
purchased on 21% July 2017.

| understand that you propose to make a planning application to Camden to reinstate the
property to its original status as a Town House and you have asked me to comment on our
marketing of the building as a commercial property and | am happy to do so.

My client originally purchased the property in 1980 and to the best of my knowledge occupied
the property s offices and premises in connection with his practice as a Chartered Accountant.
At the beginning of the year | was approached by my client regarding the sale of the property and
received instructions to commence marketing on 31% January 2017. | attach our marketing details
which were produced on 17 February 2017.

As you will note from the details the premises comprise 2,706 sq ft (251.39 m2) planned over the
five floors. Although retaining some important original features the premises are in very poor
condition as they have not been upgraded for over 30 years, There is a need for complete
refurbishment, rewiring and re-decorating.

We marketed the building as an office property from February 2017 and that marketing has
included:-

* Circulating property details (as attached),
* Contacting in-house clients and applicants
* Distributing details to 500 commercial agents in Central London on two occasions.

COMMERCIAL
ONE BRITTON ST CLERKENWELL LONDON ECIM SNW
TEL 020 7566 9440 FAX 020 7566 9445 E-MAIL commercial@h-s-c.co.uk

SALES 0207250 1012 LETTINGS 020 7490 1122 MANAGEMENT 01992 500040 SURVEYORS 020 8143 8006

Prewett Bizley Architects
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[ v iopliciary daizbase
Submitting details on proprietary emak excnanges WestEndAgents.com and City Agents
Ciup

Featuring photographs of the property in the ground shop windows of our offices,

The commercial division of Hurford Salvi Care has been in existence for 17 years and over that
time we have dealt with hundreds of office properties hoth freehold and leaschold within the
area and clase proximity.

We had 2n initial flurry of interest from various commercial developers and irvestors and ali took
the view that it was not iettable in its current condition and even with a refurbishment there wss
not sufficiant demand in the office rental market for this type of office property

After 2 couple of monLhs of marketing it was clear Lo me that there was no demand for frechoid
offices of thiz nature in this area. We had a couple of inspections frem firms of Lawyers and
Accountants BuL they showed na reai interast and no offers were forthcoming Initially there was
interast from potential investors but it is clear that they took the view that there is no demand
on the market from commercial tenants,

Essentially, the main rcasons for lack of interest were:-

he building has many small offices spread cver » number of floors,
The property only has steep stair access and no DDA compliant facilities
There is no passenger lift

There is insufficient toilet accammodation

A full refurbishment for commercial purposes would be uneconamic

Our current experience Is that most applicants who are seeking accommedation of this size, in
this particular locslity are in the crestive/meiia and hi-tech figlds, T1ose type of companies
generally require accommodation which is open plan and on one or possibly two flaors because
of the collaborative nature of their business rradels. In any event, owner occupiers are in very
short supply.

Whilst a freehold property of this size could zppeal to an invesLor ultimately the investor would
need to rent Lo a business tenant. This would either be on a full repairing and insuring basis and
in our view there is negligible demand for the reasons abovementioned), or altematively an
investor would nesd to rent out the premises to small ‘start up’ businesses. Thase types of
businesses which reguire small accomimodation tend to pursue mare flexible occupancy optiaris

£

vited ulflce sccommodation Typicaily including recoption fadiiities, telephory servicas and
meeting rooms, which they ean occupy on 3 ronthly basis. The iatter propesition, in cur view,
could not satisfy the rentai aspirations of a potential investor.

To summarize, the property is compromised by small floorpiates and gencrally the premises are
completely outdated in terms of the requirements of the modern office user. For those reasans
the premises are aot, in our view, viable for long term office use

This property frms part of a terrace of 23 inwn houses completed by 1820 but 1 understand that
this particutar property was one of the first to be buill in the terrace and may well date back to
the latter part of the 18V Century, In fact, it apparently retains some of the original feztures lost
to 3 number of the adjoining houses.

funderstand that Mr Jamieson and Ms Tully propose, subject to planning, co bring the house back
soits former glory and | very much support the proposition

DEREK LEWIS FSAC, FIABCH
Director - Commercial Division

dereiclewis@h:s ¢ co.uk
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PROPERTY ADVISORS AND DEVELOPMENT CONSULTANTS

Preliminary Details

FREEHOLD GRADE |1 LISTED OFFICE PROPERTY
AT

42 DOUGHTY STREET, LONDON WCI1N 2PH

CHARI
DICKEN:!

Location

Bloomsbury is an area in central London, forming part of the London Borough of Camden and
located between Euston Road and Holborn. It is notable for its array of garden squares, and
numerous cultural, educational and health-care institutions. The area is home to University
College London (UCL), British Medical Association, Great Ormond Street Hospital, University
College Hospital and the Royal Academy of Dramatic Art.
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Description

Doughty Street is a tree lined street in Bloomsbury with terraces of period properties built
between 1792 and 1820. Many of the properties are occupied as professional offices and a
number have recently been renovated and returned back to their former glory as classic
London Town Houses. No 42 is situated on the east side of the street, close to the junction
with Guilford Street and a few doors from the famous Charles Dickens Museum.

Accommodation

The property is planned on lower ground, ground and three upper floors and has a large
garden extending to approximately 50 ft at the rear. Net internal areas are as follows:-

Third Floor 433 sq ft (40.23 m2)
Second Floor 499sq ft (46.35m2)
First Floor 641 5q ft (59.55 m2)
Ground Floor 523 5q ft (48.58 m2)
Lower Ground Floor 6105q ft (56.67 m2)
Total 2,706sqft  (251.39m2)
Vaults (Est) 1805sq ft (16.72 m2)
Use

Offices

Vat

Vat is not applicable to the sale.
Tenure

The property is offered Freehold with vacant possession.
EPC Rating: 138

Proposal

Offers are invited in excess of £2.5m, subject to contract.

Contact Derek Lewis
Hurford Salvi Carr
T: +44(0) 20 7566 9440
M: +44 (0) 7860 428423
E: derek.lewis@h-s-c.co.uk

Prewett Bizley Architects
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Appendix B — Farebrother Letter

Appendix B includes a letter from the chartered surveyors Farebrother on the market for no. 42

Doughty Street for use as an office.
rother

27 B Bulings

Our Ref: MMB/lod e
Ecaninz
08 June 2017 T
Caiifa HARS o A 207404 4362
London Borough of Camden el soiies@rsbroshecom
2nd Floor, § Pancras Square ebrothersom
clo Town Hall, Judd Street
ondon
WCIH9JE
Direct Line: 020 7855 3566
mbrackley@farcbrather.com
Dear Ms Hazelton,

Re: 42 Doughty Street, London, WCL.

Reference is made to your request for a brief Market Report relating to the premises 42 Doughty Sireet. This
report is for the purposes of the potential frecholder Erik Jamieson and Donna Tully to support their various
planning documentation and to be used in conjunction with their Financial Viability Assessment. We
inder offer to purchase the frehold of the premises and we
tle, and forms of restrictions on use and have assumed
that the premises have unfeltered vacant possession and were in the condition that we found on our
inspection of the 234 May 2017. Farcbrother are a leading firm of local Chartered Surveyors that coneentrate
on the Midtown Office market and specialise in the letting, and acquiring of office buildings, but also
providing generally consultancy advice to a wide range of Midtown owners, investors and occupiers.

‘We have relied on the various documentation that has been passed to us which includes:

o Area Schedule provided by Capital Group.
« Budget Cost Estimates.

Premises

42 Doughty Street is a mid-terraced Georgian property on the eastern side of the street, the property is
arranged of lower ground, ground and 3 upper floors, it forms part of a terrace of 23 properties dating from
1820s. The subjeet premises are situated just south of the inersection with Guilford street and Doughty
Street. 42 Doughty Street is currently not let and is currently in a dilapidated state. The building is Grade Il
Listed constructed of multi coloured stock brick with rusticated stucco at ground floor. The property lies
within the Bloomsbury Conservation Arca,

The building totals 3,702 sq ft on a Gross Internal Arca basis and from the Rating List we note that the Net
Internal Arca basis under the 6* Edition of the Code of Measuring Practice, shows an area of 2,596 sq fi
with the largest floor being 620 sq L. The property does not benefit from a passenger lift. The general layout
of the building is a series of rooms off a hallway and stairs. The lower ground floor has 2 different vaults
that we were not able to access during our inspection. The ground floor displays period features and offers
aceess to the garden space, which was over grown.
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Condition

“The premises are in a dilapidated state, the premises are unlettable in our opinion in their current state.
Substantial repair works will be required to bring the property up to modern standards. There is also
evidence of some water penatration within the building which will need to be repaired, reinstated and
redecorated.

The works required to make the premisos letable include extemal works such as repairing the pointing and
repairing or even replacing some of the window frames which are in disrepair. Internally works will include
repats o the floor an replacing all e capets with e nes,plaser repairs and all e assoined finishes
with this, installation of ncw heating and extensive lighting and power works. New WCs will nced to be

stalled along with all the various plumbing and scrvicing for tea poins. A decision wi S e e b
taken as to whether some form of comfort cooling will be provid:

Bearing in mind the need for Listcd Building consent for many of the works that would be required to make
the pmpmy lettable, and the uneconomic option of doing the works without any finaccial guarantees that
the works will have any form of payback on money invested, we are of the view that spending even small
sums of money on repair o upgrading would not make the premises lettable to the current market demand.
With no guarantced return on money invested an investor will not take any action to spend money with no
reasonable level of return.

Latting agonis voul advize ovners that & marketing campaign to try and let the space, in the current
condition, would be a meaningless exercise that a commercial agent would simply not embark on. So, in this
fostance s marketing campaign would bo & waste of resouce, i and effor simply to ensure a planning
condition is met.

Midtown Office Market

Farebrother undertake Quarterly research on the Midiown Of!'lce Market that we publish every quarter
measuring the total level of take up and the levels of availability within the Midtown Market. Our research
is well respected and is relied on by large numbers of eior ewiics il ossueles of popesty Wikin
Mideovin.

e

The lesing marke reained momenturs in the Ist quarter of 2017, with leasing volumes reaching a 15-
‘month high. Take-up this quarter cxceeded the long-term quarterly average by 4% and stood at 681,164 sq
s was 8% above the comesponding period i 2016 and I fat he strongest start t 3 yar sines 1
quarter 2011, New & Refurbished Take-up accounted for 47% of tolal volumes leased this quarter.

Take-up was mainly boosted by three large transactions this quarter, including McKinsey leasing of 96,999
g Lt The Post Building, 21-31 New Oxtord Sixee, WL [TV:s eanacton 112 Waterhouse Square, EC1
(88,801 5q R), and COS taking 60,505 s R at 1 New Oxford Strect, W with previous quarters, the
chun of smaller occupiers continued to be a key trend. Occupiers in the i i e o T 16010
5,000 sq f, were the most active end of the market, and accounted for 63% of total transactions by number.

Amemberaf
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Supply increased significantly by 26% over the quarter to stand at 2.1m sq fl at the end of the st quarter
17. This equated to an Availability Rate of 49%, up from 3.9% in the final quarter of 2016. Total
Availailtyath end of th qurterremained 20% below th long e quarterly average of 2.6m 5q f.
The upl iy was mainly due to the com) significant development schemes. Speculative
completions in the 1t quarter totalled 361,600 sq ﬁ the highest level of deliveries since the 3rd quarter of
2014

For an ocoupier to take 2,000-3,000 5q f it is unusual for them to be satisfied to take this in a building that is
over 5 different floors and in a building that is not only split over several floors but is split into different
type of oceupier who would be wil take 42
Doughty Street as a whole, no matter what condition it was in. So, this would lead o the building almost
certainly being let s = muli let building with lettings in individual sizes of bclwe:n 200 and 1,000 sq
“The type of occupiers willing to take leases on this amount of space arc unlikely to be willing to commit to
anything more than 3 years, so the best letting outcome for this building in my opinion would be a § year
lease with tenant only breaks at the 3rd year anniversary.

‘Small and medium-sized enterprises (SMES) are unlikely to commit for the lease terms that landlords are
seeking for them fo get a suitable return on their capital investment in their properties. This has resulted in
many buildings being convered to alternative uses as the level of demand for many of the period properties
has dwindled and only large landlords, who have longer term views, are willing (o undertzke refurbishment
to many buildings of a standard that occupicrs are ideally Tooking for. The number of period properties that

et in the open market is very small and the ones that do, tend to be the ones that have been
substantially refurbished in the last few ycars.

SMEs have also besn providd withthe growth ofa atentiv property solution. Service office providers
have been around for many years and recently there has been an explosion of the number of differing types
of providers whether they are collaborative working, flexible workmg o ot vt Wk
station modl, the range of options and the types of provider have changed radically. New entraats into this
field have attracted many SMEs who are looking for a flexible leasing structure, varying size capabilities
and the ability 1o meet and be around similarly like-minded organisations. The demand seen from serviced
office providers looking to acquire more space was over 1 million sq ft in 2016 which represent around 20%

of total demand, this was reflected in the take up figures, where we saw 13% of take up (242404 sq ft)
Coming from serviced offce provides,this s  huge rse from just in 2% in 2012 (46,765 sq ).

Rental Levels, Cost of Works & Economic Viability

As a Listed Building, there arc very few enhancements that would be allowed for a building of this nature,
however due to its very basic intemal layout and lack of features T could envisage some form of cooling
m 1o be permi

We have been provided with an estimated initial basic cost plan for the office upgndt “The works that have
been costed would bring the building into a lettable condition. The tofal costs of these works arc
£754,586. These costs were provided by Prewett Bizley and are looked at in some el the toa os of the
works that will be roquired would be approximately £750,000. Clearly the works will create a much-
improved product o let and may encourage some tenants to pay a slightly higher rent, perhaps as much as
£45.00 per sq f on best office space. This rent is for the best space, due to the lack of a lift the upper floors
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would receive lower rents, as would the lower ground floor. Again, the leases may only be for 3 years but
there might be some parties willing to take a S-year commitment to reflect the addition and comprehensive
investment that the landlord has put into the building. I calculate that the maximum
would be up to £100,000 per annum. As a proportion of years rent received compared to
refurbishment is more than 7 years rent. So, when all the issucs of marketing voids, letting voids and rent
free incentives are added info the equation again I cannot see the logic for any commercial landlord to do
these works based upon these returns.
The buildings as a fully refurbished building will be a lot more attractive in the investment market and may
command a post refurbishment equivalent yield of mid to high 4%s.

So, combining the lack of a commitment beyond 5 years and e time and effort in achieving this level of

assessment of viability does not even reflect the time it will take 10 do the
works, the cost of borrowing monies to do the works and then the overall level of incentive that will need to
be offered to an incoming tenant.

‘Commercial letting agent advice would reiterate that a potential letting is possible in this building only if a.
substantial amount of work is undertaken. For smaler occupiers, the risk of undertaking those works
Iset that is likely to be very different from their own business skills.

premmise, the Listed naturc and the anticipated fit out that a prospestive tenant would require do not combine
o create a commercial situation where a tenant would commit to-a building of this type in advance of works
or repairs being done.

Summary

The levels of rents that ar being achieved even in the current Midtown Office Market are not sufficicnt to
offer owners of buildings of this size and style, the levels of retum to complete refurbishments of the scale
required. Historically, when tenants were not looking for as flexible space as they are now, or they did not
have the alternativo of a differing myriad of occupational solutions, then the option of a period property may
have encouraged them to take longer leases. So currently it does ot mean that oceupiers will sce buildings
such as 42 Doughty Strect as a solution to their occupational needs. This is forcing landlords to review their
reasons for holding properties of this nature and to investigate economically viable alternative solutions. We
are also seeing an increasing number of period properties being bought by owner oceupiers who can take a
‘much longer view of how long the return on their capital investment is looked at.

Period property solutions for office oceupiers currently only tend to make economic sense if the buildings
are in a good order and do not require substantial investment, which for 42 Doughty Street s not the case.
The works have been priced at £754,586 in retum for a finished level of aggregate rents of circa £100,000.
This equates to approximately 7 years annual rent. Coupling this with the difficulties of the building being a
Listed Building means the property will be a difficult property to let and almost certainly will be a multi let
‘property rather than  letting to a single tenant.

A member of

corea

To find a landlord who would be willing to inves‘ that lovel of capital in the building to achieve that return
0 mater how litﬂc o indeod how much money tat have spent in puchasing e proprty, i 1o in my
poston i the curtent Midiown Office Mk, Neither i the prospect of a tenant
coming long wiling to o the works themiclves. vavdmg a marketing campaign for the property would
be an’ exercise merely to fulfil a planning the combination of distcpair, the costs of
undertaking m= worksrequird and he reatvely modet Francia e o doing the works means that a
change of u uired or the property may sit in its current condition for many years as a sensible
Commersil ladiond wilnot spend manie withot the prospect of positive retums.

Kind regards

Malcolm M Brackley
FAREBROTHER

ec MsDTully (by Bmail) - donnatully@gmai
Erik Jamieson (by Email) - cril amxesan@mganlovellswm
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Appendix C — PBa Cost Estimate for Office Refurbishment

Initial basic cost plan o office upgrade at no 42 Doughty St.

0 prelims.
Site manager 5 days/week for & months
Scafold front and ear.

Plant hire.
i

ips
Site welfare:

Professional fees: planning and L8C
Professional fees: peciication.
Professional fees: party wal

Professional fees:structural

Professional fees: Conservation coordination,
Professional fees: MEP

1 Demolition
remove all AC,electrical and heating systems.
Asbestos survey and removal
Lead paint removal
Remove carget.

2 Substructure
Ramped entrance

Hack off sand and cement In basement and re-lime to control damp.

3 Frame
NA
Fie separation between floors.
Provisionalsum for sundry repais to joist/beams etc.

4 Upper floors
Remove floor boards as required for services et
Make good floor structure.
Refitflor boards. Allow for some matching of new boards.

5 stairs
Redecorate painted timber stais n basement and to third.
Redecorate balusters and soffits on other 3

6 Roof
Striproof. Save good sates.
codes

lead,
Fit new hand made plain clay ties over origina feather edge boards.
Alow for new lead flashing to party walls.

Repoint chimneys, reflaunch and repot and ft hoods over pots.

7 bxternal walls

front and rear.

£16,800

£11,000

£120400

20450

1,800

£12,000

£26600

£10,000

£53,850

Make good/replace copes.

8 Windows and doors

£2400

Refurbish and repaint al windows.

9 Internal wallsurfaces.
Sundry new partitions.

10 nternal doors

£4,000
£44,000

£6,000

Allow for making good al architraves/stops ets

11 Wal fiishes
Strip paper from al internal walls
Make good plaster work with traditional materials
Allow for new plaster to wall over 2
Redecorate allwalls with mineral paints.

12 Ceiling finishes
Clean, make good and decorate all ceilings.
EO for decorated hallway celing.
Allow EO for replacing 253% of cellings.

13 Floor finishes

boards.
Allow for new carpet over all fioors.

14 saniary ware
New accessible WC fit out on ground floor
Refurbish 3 WCs o first flor.

15 Fixtures and fitings
Fittwo new tea points.

16 Electrical
New consumer unit
New low energy ighting circus.
New small power throughout.
New comms network
New security and fire alarm system.
New water heater heaters.

17 Mechanical
boilers.
New F&R and radiators.
New MEV ventilation system.
Supply and ftsolar control binds

18 Drainage

£6,000
21,000

£10,000
300

£3000
8500
£5,000
£21600

£30200

£48,000

£27,000

266,375

£50,650

27,00

£13,000

€800

£38.200

£38.100

Drainage survey.
Fit non return valve at main connection.
Fit additional gulleys near shower rooms, dishwashers etc.

19 External works
tean and repaint cast fon railngs

ogging

Replace vith gravel.

Clear rear yard of buddieia and other invasive plants
York tone floor and plant box in borders.

Sub total
Plus 10% alowance for OHEP
plus 10% contingency

£623,625
£685,988
£754,585

£4400

£15600

Prewett Bizley Architects
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