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 Introduction 

 This Planning, Heritage, Design and Access Statement has been prepared, on behalf of the 

Trustees of Micro Anvika (hereafter ‘the applicant’), to support a planning application for a change 

of use of the 1st Floor, 53-54 Tottenham Court Road, Fitzrovia, W1T 2EJ (hereafter ‘the application 

site’) from a vacant commercial unit that has been marketed as a residential flat to an office (B1 

Use). 

 By way of context, the current planning application seeks planning permission for the same 

development that was applied for in 2018 under reference 2018/4674/P which was ultimately 

withdrawn.  At that time, the current use of the property was described as residential; we 

now know that it has only ever been marketed as a residential flat by the current landlord 

and it has never been used in this way, either lawfully or unauthorised.  This is why the 

current use is now described as a vacant commercial unit that has been marketed as a 

residential flat. 

 The purpose of this statement is to describe the site and its location; describe the proposed 

development; explain the relevant planning history; identify the policy context; explain design and 

access consideration; and assesses the extent to which it complies with the Development Plan and 

other material considerations.  

The remainder of this report follows the structure set out below: 

• Section 2 – Site Location and Description 

• Section 3 – Proposed Development 

• Section 4 – Relevant Planning History & Difficulty in Establishing Lawful Use; 

• Section 5 – Planning Policy Context;  

• Section 6 – Design and Access Considerations; 

• Section 7 – Planning Justification;  

• Section 8 – The Planning Balance; and, 

• Section 9 - Conclusion.  

 Any queries or requests for further information should be addressed to Owen Pike at Sanderson 

Weatherall LLP (0117 3381813) or email owen.pike@sw.co.uk. 

mailto:owen.pike@sw.co.uk
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 Site Location and Description 

Application Site Location 

 The application site is located within the designated Tottenham Court Road Central London 

Frontage on the south-west side of Tottenham Court Road between the junctions with Goodge 

Street and Windmill Street, respectively.  An A5 takeaway (currently occupied by ITSU) lies on the 

ground floor of the building below the application site.  There are residential use(s) (flats) on the 

second and third floors of the building above the application site.  It is bounded by a narrow 

courtyard on the north-west side, beyond which is a retail unit, a café on its south-east side and 

mixed-use offices to the rear (south-west).  Opposite the application site is a four-storey building 

which accommodates a mix of retail and office uses.  There are single yellow lines on the south-

west side of the street immediately in front of the application site.  The property has been vacant 

for close to six years. 

 The nearest residential properties to the application site are located approximately 25m to the 

south-east on the upper floors of 46 Tottenham Court Road  

 Tottenham Court Road is a busy street which is home to a wide range of commercial uses including 

a variety of retail outlets and employment uses as well as residential uses within the heart of 

Fitzrovia. 

 The nearest tube station to the application site is 140m to the north-west.  The nearest bus stops 

are on Tottenham Court Road to the south of the application site; there are therefore a number of 

public transport stops within a short walk of the application site. 

 The property is located inside the Charlotte Street Conservation Area.  It is not located within an 

area at risk of flooding. 

Application Site Description 

 The application site comprises vacant floorspace on the first floor of a four-storey end of terrace 

building.  The main building entrance is located adjacent to the courtyard on the north-west side of 

the building.   

 The total floor area at first floor is approximately 121sq.m (1,306sq. ft.).  The internal layout 

comprises a kitchen, bathroom and two double bedrooms.  The property is neither statutorily nor 

locally listed. 
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 There is no vehicle parking at the property but good access to London’s public transport network 

including the tube and buses.  Furthermore, there are several cycle lanes within proximity to the 

application site allowing for commuting to and from other London Boroughs. 

  



  

 

 

 6 

  

 Proposed Development 

 This application proposes the change of use of the first floor of 53-54 Tottenham Court Road, 

Fitzrovia, from a vacant commercial unit that has been marketed as a residential flat to Office (B1 

Use).  No external alterations or extensions are proposed to the property.  

 Relevant Planning History & Difficulty in Establishing Lawful Use 

 A summary of planning applications at 53-54 Tottenham Court Road is provided in the table below. 

Table 1: Historic Planning Applications at Application Site 

Application 

Reference 

Type of Application and Proposed 

Development 

Decision Date 

 

2018/4674/P Change of use from residential (C3 

use) to office (B1 use) 

Withdrawn 31/10/18 

PS9804485R4 General refurbishment of the building 

together with the creation of one 

additional residential flat (making 

three flats in total); the construction of 

a four storey plus basement infill 

extension facing Kirkman Place for 

part retail, part residential use; and a 

two-storey rear extension, over the 

existing ground floor extension to the 

property, for residential use. 

Resolution to grant 

subject to Section 106 

14/08/98 

N13/20/E/33745 Continued use of the first floor as 

offices at 54 Tottenham Court Road 

Refused for two 

reasons. 

1. The continued use as 

offices involves the loss 

of residential 

accommodation 

contrary to the policy 

safeguarding the 

accommodation as 

expressed in the 

27/07/82 
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Greater London 

Development Plan and 

in the District Plan. 

2. The continued use as 

offices involves an 

increase in office 

accommodation 

contrary to the Council’s 

policy to restrain the 

growth of such space 

as expressed in the 

District Plan. 

N15/20/E/33248 Established Use Certificate for the 

first, second and third floors of 53 and 

the first floor 54 Tottenham Court 

Road as an office. 

Lawful for 53. Refused 

for 54. 

01/02/82 

 

 The lawful use of the application site is not clear in the site’s planning history. 

 For example, the current planning application seeks planning permission for the same development 

that was applied for in 2018 under reference 2018/4674/P (at that time, the current use of the 

property was described as residential; we now know that it has only ever been marketed as a 

residential flat by the current landlord and it has never been used in this way, either lawfully or 

unauthorised).  Although this application was withdrawn, the Council acknowledged the difficulty of 

establishing the property’s lawful use.  An email from the Case Officer on 14 November 2018 

(Appendix 1 refers) confirmed the following: 

“…I can’t see any evidence of the first floor of No.54 going back to residential use between 

1982 and 1999, or between 1999 and the present day, although our Council Tax department 

have confirmed that they believe the first floor to be residential for Council Tax purposes...” 

 The former might suggest the lawful use of the first floor of No.54 is an office whereas the latter 

would suggest its lawful use is residential.  

 But information from the Administrator (of the former retailer on the ground floor of the building, who 

was appointed in July 2012) confirmed that the first floor of the building i.e. the current application 

site was in use as an office with a board room.  He also confirmed that the officers were occupied 
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by about 15 to 20 staff who dealt with the finance and the HR functions of the company.  

Furthermore, he confirmed most of these people continued their employment with the company 

throughout the administration period.  During that period, the entrance to the office on the first floor 

was a staircase from the shop on the ground floor.  The Administrator vacated the premises in 2013 

at which time the entrance to the first-floor office was changed to the side door in an alley off 

Tottenham Court Road (the current access) and the ground floor was rented out to a takeaway food 

chain. 

 The above information from the former Administrator ties in with three old Valuation Reports all of 

which suggest that the application site was in a non-residential use in April 2012 (Appendix 2 

refers), August 2008 (Appendix 3 refers) and September 2003 (Appendix 4 refers).  Specifically: 

• The April 2012 Valuation Report (p4) identifies the application site as “First Floor, Offices 

and Computer Room”; 

• The August 2008 Valuation Report (Paras 2.14, 9.3, 12.5, 12.14, 12.24 and Section3) 

identifies the application site as “First Floor Ancillary” or “Ancillary Space to the Ground 

Floor Shop”; and, 

• The September 2003 Valuation Report (p3) identifies the application site as a “First Floor 

Sales Area”. 

 Additional evidence that the application a site was formerly used as employment / business floor 

space is provided by a Business Rates Notice of Alteration 2003 (Appendix 5 refers), which show 

the rates payable for the application site on 9 July 2003, and the Existing and Proposed Plans which 

formed part of planning application reference PS9804485R4; these show the first floor in office use 

in 1998.  

 In summary, it is significant that there is no evidence that the application site formally 

reverted back to residential use between 1982 and 1999, or between 1999 and the present 

day. 
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 Planning Policy Context 

 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning applications 

to be determined in accordance with the Development Plan unless material considerations indicate 

otherwise.  Section 39 of the Act requires decision makers to exercise their functions with the 

objective of contributing to achievement of sustainable development. 

 The Statutory Development Plan for an individual site comprises those Local Planning Documents 

which have been the subject of Examination in Public or testing through Public Inquiry and are 

adopted having been through due processes. 

Development Plan Policy 

 The Statutory Development Plan most relevant to the proposed development comprises the 

following: 

• Policies Map (June 2018); 

• Camden Borough Local Plan (adopted July 2017); and, 

• Fitzrovia Area Action Plan (adopted March 2014). 

Policies Map 

 The Policies Map reveals that the application site is located wholly within the Tottenham Court Road 

Central London Frontage, the Protected Primary Frontage, the Fitzrovia Area Action Plan, the 

Safeguarding Area for High Speed 2 and the Charlotte Street Conservation Area. 

Camden Borough Local Plan 

 The Camden Borough Local Plan (CBLP) was adopted by the LPA in July 2017.  It provides the 

spatial strategy for the Borough identifying the type, scale and broad locations of where new homes, 

transport improvements, jobs, shops, open spaces and services should occur in the period to 2031.  

It also provides policies to ensure new development addresses the key issues facing the area.  The 

most relevant policies to the proposed development are identified below. 

 Policy G1 identifies how the Council will deliver new jobs, amongst other things, to meet its 

identified needs as well as outlining the approach that will be taken to applications that support 

growth and investment within the Borough.  It suggests that the Council will deliver growth by 
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securing high quality development and promoting the most efficient use of land and buildings in 

Camden by, inter alia: 

a. “supporting development that makes best use of its site, taking into account quality 

of design, its surroundings, sustainability, amenity, heritage, transport accessibility 

and any other considerations relevant to the site; 

c. expecting the provision of a mix of uses where appropriate, in particular the most 

accessible parts of the borough, including an element of self-contained housing 

where possible;” 

 The policy also identifies that there is an objectively assessed need to provide 695,000sqm of office 

floorspace to 2031. 

 Furthermore, criterion e) identifies ‘Tottenham Court Road’ as 1 of only 5 growth areas in the 

Borough where development should be concentrated.  Together with other highly accessible 

locations and the areas located within the Council’s Community Investment Programme (inferred), 

Policy G1 expects growth areas to accommodate the most significant growth.  

 Policy E1 provides the strategic policy for delivering economic development across the Borough.  

It states as follows: 

“The Council will secure a successful and inclusive economy in Camden by creating the 

conditions for economic growth and harnessing the benefits for local residents and 

businesses. 

We will: 

a. “support businesses of all sizes, in particular start-ups, small and medium-sized 

enterprises; 

b. maintain a stock of premises that are suitable for a variety of business activities, for 

firms of differing sizes, and available on a range of terms and conditions for firms 

with differing resources; 

c. support local enterprise development, employment and training schemes for 

Camden residents; 

d. encourage the concentrations of professional and technical services, creative and 

cultural businesses and science growth sectors in the borough; 
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e. support the development of Camden’s health and education sectors and promote 

the development of the Knowledge Quarter around Euston and King’s Cross while 

ensuring that any new facilities meet the other strategic objectives of this Local Plan; 

f. direct new office development to the growth areas, Central London, and the town 

centres in order to meet the forecast demand of 695,000sqm of office floorspace 

between 2014 and 2031…” 

 Supporting text highlights the need for premises suitable for small businesses and the pressure on 

SMEs to find appropriate sites.  Para 5.6 states: “In order to secure a strong and successful 

economy, the Council will support businesses of all sizes, particularly start-ups, small and medium-

sized enterprises.  Camden has a large proportion of small businesses, with 53% employing less 

than nine people and a further 14% employing between 10 and 49 employees.  However, premises 

suitable for small businesses as well as medium sized enterprises are currently under pressure 

from rising land values, limited land availability and ‘permitted development’ rights which allow the 

change of use from offices (B1(a)) to housing (C3) without the need for planning permission and 

therefore without assessment against our planning policies”.  

 Policy H3 seeks to protect ‘all’ housing floorspace where people live long-term.  Supporting text 

(Para 3.66) clarifies that the policy “also seeks to protect individual self-contained houses and flats 

(in Use Class C3)” and Houses in Multiple Occupation (HMOs).  Policy H3 states as follows: 

“The Council will aim to ensure that existing housing continues to meet the needs of existing 

and future households by: 

a. resisting development that would involve a net loss of residential floorspace, 

including any residential floorspace provided; 

• within hostels or other housing with shared facilities; or 

• as an ancillary element of another use, wherever the development involves 

changing the main use or separating the housing floorspace from the main 

use…” 

 Policy TC1 relates to the quantity and location of retail development.  It is clear that the Council will 

focus new shopping and related uses in Camden’s designated growth areas and existing centres, 

having regard to the level of capacity available in these locations.  It outlines how retail and other 

town centre uses will be distributed across the Borough including the designated ‘Growth Areas’, 

‘Town Centres’, ‘Central London Frontages’, and ‘Neighbourhood centres, specialist shopping 

areas, and small shops outside of centres’.  It states as follows: 



  

 

 

 12 

  

• “…additional provision as part of redevelopment schemes in growth areas of Tottenham 

Court Road, Houlton and West Hampstead Interchange… 

• significant provision in the Tottenham Court Road Central London Frontage…” 

 Policy TC2 relates to Camden’s centres and other shopping areas.  It is relevant insofar as it 

outlines the roles of designated primary frontages, amongst other things.  It states as follows: 

f. “…protect the primary frontages as locations with a high proportion of shops (A1) in 

order to maintain the retail function of the centre…” 

 Policy TC4 relates to town centre uses.  It seeks to ensure that the development of shopping, 

services, food, drink, entertainment and other town centre uses does not cause harm to the 

character, function, vitality and viability of a centre, the local area or the amenity of neighbours.  It 

identifies several issues the Council will consider when determining planning applications.  The 

most relevant are stated below. 

a. “the effect of development on shopping provision and the character of the centre in which 

it is located; … 

c. the Council’s expectations for the mix and balance of uses within frontages for each centre 

are set out in Appendix 4; 

d. the individual planning objectives for each centre, as set out in the supplementary planning 

document Camden Planning Guidance on town centres and retail; … 

g. the impact of the development on nearby residential uses and amenity and any prejudice 

to future residential development; 

h. parking, stopping and servicing and the effect of the development on ease of movement on 

the footpath…” 

 Supporting text (Para 9.32) confirms that town centre uses includes offices (B1a use class), 

amongst other things. 

 Appendix 4 identifies that there should be a minimum of 80% of the Tottenham Court Road Central 

London Frontage in A1 (shop) use. 

 Policy T2 relates to parking and car-free development.  It is relevant because it is clear the Council 

will limit the availability of parking and require all new developments in the Borough to be car-free. 

 Policy A1 relates to managing the impact of development.  It states as follows: 
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“The Council will seek to protect the quality of life of occupiers and neighbours.  We will grant 

permission for development unless it causes unacceptable harm to amenity. 

We will: 

a. seek to ensure that the amenity of communities, occupiers and neighbours is protected; 

b. seek to ensure development contributes towards strong and successful communities by 

balancing the needs of development with the needs and characteristics of local areas 

and communities; 

c. resist development that fails to adequately assess and address transport impacts 

affecting communities, occupiers, neighbours and the existing transport network; and 

d. require mitigation measures where necessary. 

The factors we will consider include: 

e. visual privacy, outlook; 

f. sunlight, daylight and overshadowing; 

g. artificial lighting levels; 

h. transport impacts, including the use of Transport Assessments, Travel Plans and 

Delivery and Servicing Management Plans; 

i. impacts of the construction phase, including the use of Construction Management Plans; 

j. noise and vibration levels; 

k. odour, fumes and dust; 

l. microclimate; 

m. contaminated land; and 

n. impact upon water and wastewater infrastructure.” 

 Policy D2 seeks to protect Conservation Areas and Listed Building within the borough through not 

permitting development that will result in a “…loss of or substantial harm to a designated heritage 

asset, including conservation areas and Listed Buildings, unless it can be demonstrated that the 

substantial harm or loss is necessary…”. Policy D2 also pursues to prevent the removal or 
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alteration of existing buildings within the conservation area, even if they are not listed, as this may 

cause harm to the conservation area. 

Fitzrovia Area Action Plan 

 The Fitzrovia Area Action Plan (AAP) was adopted by the Council in March 2014.  The purpose of 

the AAP is to help to shape the future of Fitzrovia and the western part of Bloomsbury by developing 

a vision for the area, ensuring that growth takes place in a balanced way, coordinating development 

proposals across several significant sites and ensuring that growth delivers the maximum benefits 

to the area.  The policy of most relevance to the proposed development is Principle 4 which states 

as follows: 

“The Council will support small and medium enterprises (SMEs) by seeking to ensure that 

where appropriate: 

• existing business premises suitable for SME use are retained; 

• new business development is designed flexibly to allow parts of the property to be 

occupied by SMEs.” 

 Supporting text to the policy (Para 1, p4) states that “The Council will particularly seek to maintain 

a supply of premises that can provide lettings of less than 100 sq m.”  

Material Consideration 

 Material considerations include the National Planning Policy Framework and relevant 

supplementary planning documents. 

National Planning Policy Framework (The Framework) 

 The Framework, published in February 2019, states that the purpose of the planning system is to 

contribute to the achievement of sustainable development by performing an economic role, social 

role and environmental role.  Critically, the Framework requires these roles to be delivered in 

mutually supportive ways to secure net gains across each of the different objectives. 

  The Framework places a presumption in favour of sustainable development at the centre of the 

planning system.  It clarifies that the presumption in favour means proposals that accord with the 

development plan should be approved without delay, or where there are no relevant development 

plan policies, or the policies which are most important for determining the application are out-of-

date, proposals should be permitted, unless “the application of policies in this Framework that 
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protect areas or assets of particular importance provides a clear reason for refusing the 

development proposed; or any adverse impacts of doing so would significantly and demonstrably 

outweigh the benefits…” (Paragraph 11). 

 Paragraph 38 states that “Local planning authorities should approach decisions on proposed 

development in a positive and creative way.  They should use the full range of planning tools 

available, including brownfield registers and permission in principle, and work proactively with 

applicants to secure developments that will improve the economic, social and environmental 

conditions of the area.  Decision-makers at every level should seek to approve applications for 

sustainable development where possible.” 

 Paragraph 80 explains that planning policies and decisions should help create the conditions in 

which businesses can invest, expand and adapt.  The same paragraph goes on to states that 

“Significant weight should be placed on the need to support economic growth and productivity, 

taking into account both local business needs and wider opportunities for development…” 

(underlined text – our emphasis)  

 Under theme 6 Building a strong, competitive economy, Paragraph 81 identifies four matters that 

should be addressed in planning policies.  The matters most relevant to the proposed development 

are as follows: 

“a) set out a clear economic vision and strategy which positively and proactively encourages 
sustainable economic growth, having regard to Local Industrial Strategies and other local 
policies for economic development and regeneration;” 

“d) be flexible enough to accommodate needs not anticipated in the plan, allow for new and 
flexible working practices (such as live-work accommodation), and to enable a rapid 
response to changes in economic circumstances.” 

 Paragraph 104 suggests that planning policies should support an appropriate mix of uses to 

minimise the number and length of journeys.  Paragraph 118 suggests that planning policies and 

decisions should encourage mixed use schemes to encourage multiple benefits from urban land. 

Camden Planning Guidance – Employment sites and business premises (Supplementary 

Planning Document) 

 This document supports Camden Local Plan policies E1 Economic development and E2 

Employment premises and sites.  The document also provides guidance on the circumstances 

when the Council will consider alternative uses for an employment site.  Furthermore, it provides 

information on marketing requirements, some of the designated centres, the affordability of 

workspaces and planning obligations. 
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 Of particular relevance to the proposed development is Para 13 which relates to offices.  It states 

“Camden’s Local Plan sets out the projected demand and planned supply of office floorspace (use 

class B1a) in the borough.  The Council will expect the supply of offices to meet the projected 

demand over the plan period but acknowledge that a substantial proportion of the projected supply 

is likely to consist of larger floorplate, corporate office space in the Kings Cross and Euston areas 

which are generally out of reach of micro, small and medium-sized enterprises (SMEs).  We will 

support the retention and/or re-provision of employment space in other parts of the borough, 

particularly where this consists of space that is suitable and affordable for micro and small 

businesses and particularly where this space is suitable for our growth and other importance sectors 

and business clusters.” (underlined text – our emphasis) 
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 Design and Access Considerations 

Use 

 The proposed development is a change of use of the 1st Floor, 53-54 Tottenham Court Road, 

Fitzrovia, from a vacant commercial unit that has been marketed as a residential flat to an office 

(B1 Use) premises. 

 No external alterations are proposed to the building. 

Amount 

 The extent of the proposed development is limited to using the existing footprint of the property, 

namely: 121 m2 (1300 ft2). 

Layout 

 The internal layout of the property will be unaltered.  The new office use will also continue to use 

the existing side entrance of the building that currently provides access to the upper floors of the 

building.  

Scale 

 The scale of the building will be unaltered because no extensions or outward additions are 

proposed.  

Landscaping 

 No landscaping is proposed because the proposed development relates only to how the property 

is used.   

Appearance 

 The existing facades of the building and its roof will be unaltered such that there will be no changes 

to the appearance of the property. 

Access 

 The existing side entrance to the property located off the courtyard will continue to serve as the 

pedestrian access into the premises and will not be altered or widened. 
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 With regards to the property’s accessibility to the highway network, public transport and cycle 

linkages, the site benefits from a short walking distance to both Goodge Street and Tottenham Court 

Road tube stations alongside numerous bus routes and cycle lanes in proximity.  
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 Planning Justification 

 This section of the statement sets out the justification for the proposed change of use when 

considered against the relevant planning policies and other material considerations.  

 The key issues arising from this proposal are as follows: 

 a) Principle of development; 

 b) Impact on the character, function, vitality and viability of the Central London Frontage; 

 c) Amenity; and, 

 d) Heritage Impact Assessment. 

 Each of these issues is now discussed in turn. 

Principle of Development 

 The application site has been vacant for close to six years and was last used as informal 

employment / business floor space.  Despite the existence of a kitchen in the former 

communications room and a toilet where the staircase linking it to the ground floor shop formerly 

existed, and it having previously been marketed as a residential flat, it has never actually been used 

in this way.  It therefore makes no social contribution nor provides any economic value to Tottenham 

Court Road, which is both a designated Growth Area and Central London Frontage.  The proposed 

development would change this by bringing an unused property, which was historically used as an 

office, back into use for office purposes.  The principle of the development is supported by the 

adopted Development Plan, specifically Policy G1, which seeks to direct the most significant growth 

and concentrate development within Growth Areas and promote the most efficient use of buildings.  

Similarly, Policy E1 which provides the strategic policy for delivering economic development across 

the Borough seeks to direct new office development to the Growth Areas, amongst other things.  

Additionally, Policy TC1 supports significant provision of town centre uses (which includes B1 office 

use) at Central London Frontages, such as the application site. 

 It is contended that the size of the application site is likely to be attractive to small and medium 

enterprises (SMEs).  These types of businesses are supported by Principle 4 of the Fitzrovia Area 

Action Plan (AAP).  Further in-principle support for the proposed development is provided by the 

Employment sites and business premises SPD which is supportive, amongst other things, of the 

‘re-provision’ of employment floorspace especially if it is suitable for SMEs and micro businesses 

because the Borough is mainly made up of small or start-up businesses that require small office 
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spaces.  The proposed development merely seeks to revert a use into the application site which 

historically occurred at the property. 

 In addition to being potentially attractive to SMEs and providing floorspace for office jobs, other 

benefits of the proposed development are that it will make a small, but nevertheless important, 

contribution to the 695,000sqm office floorspace target within the Borough, which is set by Policy 

G1. 

 Given there is an Article 4 Direction which removes permitted development rights that allow B1 

offices to be changed to C3 residential dwellings, subject to prior approval, the Council recognises 

that such offices make a significant contribution to economic growth, there is a shortage of office 

space available within the Borough and it is therefore difficult for start-up, micro businesses and 

SMEs to locate themselves in the Borough.  Accordingly, the Article 4 Direction protects existing 

B1 office floorspace.  It therefore follows that the Council must look favourably at proposals that 

seek to create new B1 office floorspace, particularly cases which involve properties that have 

historically been used for office purposes, and that are small-scale, both of which apply to the 

proposed development which is the subject of this current planning application.  

 National planning policy, as reflected in the Framework, is extremely supportive of proposals that 

facilitate economic growth and productivity and initiatives that help to contribute to a strong and 

competitive economy so much, so it places significant weight on proposals that support economic 

growth and productivity. 

 Given the application site has previously been marketed as a residential flat, it could be perceived 

that the proposed development will result in the loss of residential floorspace however, it is 

contended that even if Planning Officers are of this opinion, this does not mean the principle of the 

development is unacceptable.  It has been demonstrated above how the principle of the 

development is in accordance with several Development Plan policies and material considerations.  

In any case, it is suggested that the application site is more suitable for office use (than a residential 

flat) because of its location immediately above an A5 takeaway and due to the absence of external 

amenity space.  It is also suggested that the benefits of providing jobs and potentially 

accommodating an SME, start-up or micro business in a location where such businesses are 

encouraged will be greater than providing a two-bedroom apartment. 

 Overall it is considered that the principle of the proposed development in this location is entirely 

acceptable. 

Impact on the Character, Function, Vitality and Viability of the Central London Frontage 



  

 

 

 21 

  

 Policy TC4 identifies criteria that planning applications for town centre uses will be judged against.  

An assessment against the most relevant criteria is therefore provided below. 

 There will be no harm caused to the shopping provision within the Tottenham Court Road Central 

London Frontage (CLF) because retail uses only occur at present on the ground floor of the building.  

The application site is no longer used ancillary to the ground floor premises, such as for retail 

storage or welfare space for staff.  The first floor is an entirely separate planning unit.  The proposed 

development will not generate any changes to the retail frontage nor will the first floor be accessed 

from the principal façade facing Tottenham Court Road.  Accordingly, there will be no harm to the 

character of the CLF. 

 By being limited to the first floor only, there will be no change to the balance and mix of uses within 

the frontage. 

 The Council could consider there will be to be a small reduction in the amount of residential 

floorspace in the building (in light of the old property particulars marketing the unit as a flat), however 

it is significant that the provision of additional residential accommodation is not an individual 

planning objective for Tottenham Court Road within the Camden Planning Guidance on town 

centres and retail SPD. 

 There will be no significant harm caused to the amenity of the residential properties on the upper 

floors because it is likely that any occupier of the application site would operate between the hours 

of 9:00am and 5:00pm on weekdays only.  Such hours are compatible with adjoining residential 

properties.  In truth, it is considered that introducing an office use between the takeaway on the 

ground floor and the residential properties above would result in a betterment because any 

disruption and noise caused by service deliveries to the takeaway and other associated activities, 

which might cause disturbance would be located further away from the residential properties.  An 

office unit on the first floor would act as a noise buffer. 

 It should also be noted that there will be no material harm to users of the footpath in front of the 

building because B1 offices generally only generate a limited number of service deliveries for 

supplies and stock as well as minimal waste. 

 Other relevant considerations are that the proposed change of use will accommodate several office 

workers once it is occupied.  By making use of the vacant property, the proposed change of use 

will add footfall in the daytime to this part of Tottenham Court Road which is likely to result in 

additional activity and trade within eating establishments, coffee shops and other retail outlets, 

particularly at lunch times.  This will therefore contribute to enhancing the vitality and viability of this 

part of the Tottenham Court Road Central London Frontage.   
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 It is for the above reasons why the proposed development is considered to be in accordance with 

Policy TC4. 

 As there will be no loss of retail floorspace in a Protected Primary Frontage the retail function of the 

Tottenham Court Road CLF will be maintained which is entirely in accordance with Policy TC2.  

Amenity 

 
 No extension, outward addition or any other exterior alterations are proposed to the property 

because the application relates solely to the use of the first floor of the building.  It will therefore 

have no overbearing visual impacts on nearby residential properties nor overshadowing on any 

amenity space or on the public realm below.  Furthermore, the absence of new external windows 

will also result in no harm from overlooking.  In fact, it is of significance that the remaining residential 

floorspace (apartments) in the building are above the proposed office space on the second and 

third floors. 

 It is also considered that the proposed office use will represent a planning benefit to the area due 

to there being no disturbance to neighbouring properties in the evenings or cause prejudice to other 

users within the building.  

 On this basis, the proposed development proposal is considered to be in accordance with Policy 

A1. 

Heritage Impact Assessment 

 Whilst the property is located within the designated Charlotte Street Conservation Area, the 

absence of material changes and alterations to the exterior of the building will have no impacts on 

the character and appearance of the Conservation Area.  For the avoidance of doubt, the 

appearance of the building will be unaltered such that it will continue to be in keeping with the 

vernacular of the area. 

 The proposed development will therefore be in accordance with Policy D2.
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 The Planning Balance 

 The Framework confirms the presumption in favour of sustainable development and confirms that 

social, economic and environmental issues must be balanced and integrated, at the same time, by 

the decision-taker when determining planning applications.  

 Decisions should be assessed against the Development Plan unless material considerations 

suggest otherwise.  Therefore, development not in accordance with a Development Plan can still 

be acceptable.  

 The task for the decision maker, is to weigh the level of conformity with the Development Plan 

together with other material considerations. 

 In this case, the proposed development is supported by Policy G1, which seeks to direct the most 

significant growth and concentrate development within Growth Areas, such as Tottenham Court 

Road, and promote the most efficient use of buildings.  Additionally, Policy E1 provides the strategic 

policy for delivering economic development across the Borough and seeks to direct new office 

development to Growth Areas, amongst other things.  Furthermore, Policy TC1 supports significant 

provision of town centre uses (which includes B1 office use) at Central London Frontages, such as 

Tottenham Court Road.  The proposed development will also make a small, but important, 

contribution to the office floorspace target within the Borough, which is set by Policy G1.  The 

principle of the development is also supported by a number of material considerations including the 

Fitzrovia Area Action Plan, the Employment sites and business premises SPD, and the national 

planning policy framework (The Framework). 

 In the light of the Article 4 Direction which removes PD rights that allow B1 offices to be changed to 

C3 residential dwellings, subject to prior approval, we contend that the Council must look favourably 

at proposals that seek to create new B1 office floorspace. This particularly applies in cases which 

involve properties that have historically been used for office purposes, and that are small-scale (so 

could be attractive to small and medium enterprises (SMEs), both of which apply to the proposed 

development. 

 The Framework’s presumption in favour of sustainable development, the significant benefits 

associated with the proposed development and the general conformity with the Development Plan 

far outweigh perceived conflict with Policy H3 that seeks to protect all housing floorspace.  

Significantly, we now know the application site has never actually been used as a residential flat 

and accordingly, there will be no loss of residential floorspace. 
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 On this basis, the planning balance falls firmly in favour of approved the proposed development.  
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 Conclusion 

 The proposed development comprises the change of use of the 1st Floor of 53-54 Tottenham Court 

Road from a vacant commercial unit that has been marketed as a residential flat to an office (B1 

Use).  

 The information provided within this application demonstrates that the proposed development is in 

generally conformity with the Development Plan.  It also demonstrates that the proposed 

development is supported by several material considerations. 

 It is therefore respectfully suggested that full planning permission should be granted for the 

proposed development. 



  

 

 

  

  

 

Appendices 

Appendix 1 – Case Officer Correspondence Email November 2018 

Appendix 2 – Valuation Report April 2012 

Appendix 3 – Valuation Report August 2008 

Appendix 4 – Valuation Report September 2003 

Appendix 5 – Business Rates Notice of Alteration 2003 

  



  

 

 

  

  

Appendix 1 – Case Officer Correspondence Email November 2018 

  



1

Owen Pike

From: Owen Pike
Sent: 15 February 2019 09:28
To: Henry, Kate
Cc: Barnaby Harris
Subject: RE: RE: RE: 2018/4674/P - 1st Floor, 53-54 Tottenham Court Road

Dear Kate,

I hereby confirm that the applicant wishes to withdraw the planning application.

Kind regards,

Owen

Owen Pike BA (Hons) PG Dip MRTPI
Associate Partner
Planning

For and on behalf of Sanderson Weatherall LLP

Mobile: 07889 701547
Direct: 0117 338 1813
Office: 0117 338 1800

sw.co.uk

From: Owen Pike
Sent: 07 February 2019 16:51
To: Henry, Kate <Kate.Henry@camden.gov.uk>
Cc: Barnaby Harris <Barnaby.Harris@sw.co.uk>
Subject: [Pending]RE: RE: 2018/4674/P - 1st Floor, 53-54 Tottenham Court Road

Hi Kate,

I apologise for not responding to your email sooner.

I am on annual leave tomorrow but am due to speak to my client on Monday. I therefore suggest an additional
Extension of Time until 15 February 2019 to enable us to decide how we want to proceed.

I will consider this is accepted by the Council unless I hear otherwise.

Kind regards,

Owen

Owen Pike BA (Hons) PG Dip MRTPI
Associate Partner
Planning

For and on behalf of Sanderson Weatherall LLP

Mobile: 07889 701547
Direct: 0117 338 1813
Office: 0117 338 1800

sw.co.uk
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From: Henry, Kate <Kate.Henry@camden.gov.uk>
Sent: 29 January 2019 20:46
To: Owen Pike <Owen.Pike@sw.co.uk>
Subject: RE: RE: 2018/4674/P - 1st Floor, 53-54 Tottenham Court Road [Filed 07 Feb 2019 16:47]

Hi Owen,

Thanks for your email. The information from the administrator does further suggest that there was no
residential use between the dates in question, although it’s still not clear what happened between 2013 and
the present day? E.g. was the first floor used as an office after the administrator left and the staircase was
moved?

If you are satisfied that an office use would not be a breach of planning control then you can withdraw the
current application. However, if you want a formal decision from the Council on the lawful use you would
need to submit a lawful development certificate as discussed.

Please let me know how you’d like to proceed.

Thanks,

Kate
--
Kate Henry
Senior Planner
(Tue, Wed, Thu, Fri)

Telephone: 020 7974 3794

From: Owen Pike <Owen.Pike@sw.co.uk>
Sent: 25 January 2019 14:49
To: Henry, Kate <Kate.Henry@camden.gov.uk>
Cc: Barnaby Harris <Barnaby.Harris@sw.co.uk>; Robert Few <Robert.Few@sw.co.uk>
Subject: RE: RE: 2018/4674/P - 1st Floor, 53-54 Tottenham Court Road

Hi Kate,

Further to our last correspondence, I thought I should let you know that I have subsequently been contacted by the
Administrator of the former retailer which occupied the application site (and the ground floor of the building)
before it went into liquidation.

1. Administrator Information 2012-2013 - He was appointed as Administrator of the company in July 2012 and
the premises consisted of three floors, namely: the basement which was used for storage and workshop
area; the ground floor which was a retail shop; and, the first floor i.e. the application site which was an
office with a board room. He also confirmed that the offices were occupied by about 15 to 20 staff who
dealt with the finance and the HR functions of the company. Furthermore he confirmed that the majority of
these people continued their employment with the company throughout the administration period. During
that period, the entrance to the office on the first floor was a staircase from the shop on the ground floor.

The Administrator vacated the premises in 2013 at which time the entrance to the first floor office was
changed to the side door in an alley off Tottenham Court Road (the current access) and the ground floor was
rented out to a take away food chain.
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This explanation from the Administrator ties in with the 3 Valuation Reports previously submitted to yourself in that
the application site was in a non-residential use in September 2003, August 2008 and April 2012.

The landlord has also provided me with a Business Rates Notice of Alteration (attached).

2. Business Rates Notice of Alteration 2003 – This shows the rates payable for the application site on 8 July
2003.

3. Valuation Reports in 2003, 2008 & 2012 - Equally, the 3 Valuation Reports do not demonstrate a residential
use on any of these dates.

4. Approved Plans in 1999 – The existing and proposed plans approved under planning permission reference
PS9804485R4 on 10 February 199 show the first floor in office use.

Similar to your previous conclusions, I have actually not got any evidence that the application site formally reverted
back to residential use between 1982 and 1999, or between 1999 and the present day. Therefore, if we were to
potentially withdraw the planning application, I am no longer convinced an office use would be in breach of planning
control.

I would be grateful for your thoughts.

Kind regards,

Owen

Owen Pike BA (Hons) PG Dip MRTPI
Associate Partner
Planning

For and on behalf of Sanderson Weatherall LLP

Mobile: 07889 701547
Direct: 0117 338 1813
Office: 0117 338 1800

sw.co.uk

From: Henry, Kate <Kate.Henry@camden.gov.uk>
Sent: 16 January 2019 18:43
To: Owen Pike <Owen.Pike@sw.co.uk>
Subject: RE: RE: 2018/4674/P - 1st Floor, 53-54 Tottenham Court Road [Filed 14 Jan 2019 13:27]

Hi Owen,

Yes, that’s fine. I’ll wait to hear from you.

Kind regards
--
Kate Henry
Senior Planner
(Tue, Wed, Thu, Fri)

Telephone: 020 7974 3794

From: Owen Pike <Owen.Pike@sw.co.uk>
Sent: 16 January 2019 18:05
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To: Henry, Kate <Kate.Henry@camden.gov.uk>
Subject: RE: RE: 2018/4674/P - 1st Floor, 53-54 Tottenham Court Road [Filed 14 Jan 2019 13:27]

Hi Kate,

Further to my previous email, I suggest an Extension of Time until 1 February 2019 to allow me to speak to the
applicant after he returns from holiday, and then agree a way forward.

I will consider this is accepted by the Council unless I hear otherwise.

Kind regards,

Owen

Owen Pike BA (Hons) PG Dip MRTPI
Associate Partner
Planning

For and on behalf of Sanderson Weatherall LLP

Mobile: 07889 701547
Direct: 0117 338 1813
Office: 0117 338 1800

sw.co.uk

From: Owen Pike
Sent: 14 January 2019 13:27
To: Henry, Kate <Kate.Henry@camden.gov.uk>
Subject: RE: 2018/4674/P - 1st Floor, 53-54 Tottenham Court Road [Filed 14 Jan 2019 13:27]

Hi Kate,

Thank you for the email; I haven’t been able to speak to my client as he is currently away. But I will confirm things in
due course.

Kind regards,

Owen

Owen Pike BA (Hons) PG Dip MRTPI
Associate Partner
Planning

For and on behalf of Sanderson Weatherall LLP

Mobile: 07889 701547
Direct: 0117 338 1813
Office: 0117 338 1800

sw.co.uk

From: Henry, Kate <Kate.Henry@camden.gov.uk>
Sent: 11 January 2019 10:46
To: Owen Pike <Owen.Pike@sw.co.uk>
Subject: RE: 2018/4674/P - 1st Floor, 53-54 Tottenham Court Road

Dear Owen,
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Thank you for your email. I am afraid it is difficult to say, especially now that I have seen the valuation
reports in your earlier email which, as you noted, do not demonstrate an office use for at least 10 years on
a continual basis to the present day.

This may not help, however, if you are happy to agree to extend the deadline for determination accordingly,
I would be happy for you to submit the LDC application alongside the planning application and await its
determination.

Kind regards
--
Kate Henry
Senior Planner
(Tue, Wed, Thu, Fri)

Telephone: 020 7974 3794

From: Owen Pike <Owen.Pike@sw.co.uk>
Sent: 10 January 2019 11:34
To: Henry, Kate <Kate.Henry@camden.gov.uk>
Cc: Barnaby Harris <Barnaby.Harris@sw.co.uk>
Subject: RE: 2018/4674/P - 1st Floor, 53-54 Tottenham Court Road

Hi Kate,

Thank you for the response.

Have you got any views on what chance you think there is of us obtaining a Certificate of Lawfulness for an office
use?

I need to speak to the applicant before I can confirm the way forward. I’ll come back to you shortly.

Kind regards,

Owen

Owen Pike BA (Hons) PG Dip MRTPI
Associate Partner
Planning

For and on behalf of Sanderson Weatherall LLP

Mobile: 07889 701547
Direct: 0117 338 1813
Office: 0117 338 1800

sw.co.uk

From: Henry, Kate <Kate.Henry@camden.gov.uk>
Sent: 09 January 2019 11:49
To: Owen Pike <Owen.Pike@sw.co.uk>
Subject: RE: 2018/4674/P - 1st Floor, 53-54 Tottenham Court Road

Hi Owen,

Thank you for your email and thank you for looking into this matter further. Whilst I appreciate the points
you have raised in your email, I am afraid that we cannot support an application for the loss of residential
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floorspace especially when the premises would not require too much alteration to be used as a flat again
and would provide a good standard of residential amenity. I do appreciate the points you have made earlier
about the need for office space in central London, but equally, self-contained housing remains the priority
land use of the Local Plan which has only recently been adopted.

Would you like me to refuse the application to give you the opportunity to appeal the decision, or would you
like to withdraw the application?

I look forward to hearing from you.

Kind regards
--
Kate Henry
Senior Planner
(Tue, Wed, Thu, Fri)

Telephone: 020 7974 3794

From: Owen Pike <Owen.Pike@sw.co.uk>
Sent: 03 January 2019 17:42
To: Henry, Kate <Kate.Henry@camden.gov.uk>
Subject: FW: 2018/4674/P - 1st Floor, 53-54 Tottenham Court Road

Hi Kate,

I appreciate you corresponding with us on this matter.

Summary

I consider the only way anyone can lawfully use the application site is if planning permission is obtained, due to the
limited historic information, conflicting evidence and breakages in use.

Evidence of Former Use

Nonetheless, I have spoken to the applicant again, as requested in your last email and asked him to provide
evidence of the application site’s former use. The only historic records the applicant has been able to obtain are 3
former valuation reports, all of which are attached to this email and discussed below.

· The September 2003 Valuation Report (p3) identifies the application site as a “First Floor Sales Area”;
· The August 2008 Valuation Report (Paras 2.14, 9.3, 12.5, 12.14, 12.24 and Section 3) identifies the

application site as “First Floor Ancillary” or “Ancillary Space to the Ground Floor Shop”; and,
· The April 2012 Valuation Report (p4) identifies the application site as “First Floor, Offices and Computer

Room”.

All of these reports would suggest the application site were in a non-residential use in September 2003, August 2008
and April 2012; they do not demonstrate an office use for at least 10 years on a continual basis to the present day.

Difficultly in Establishing Lawful Use

In the light of our previous correspondence, I hope you can appreciate it has never been straightforward to establish
the lawful use of the application site, and this continues to be a difficult exercise. It has also not been helped by the
fact that the former retailer (which occupied the ground floor and ancillary first floor space i.e. the application site)
went into liquidation and consequently, most of its records were not retained by the applicant. Therefore, we would
have submitted a Certificate of Lawfulness application instead of a planning application for a change of use if the
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applicant had compelling evidence, or they were able to collate compelling evidence to demonstrate, that the
application site has been used previously as a B1a office for at least 10 years and on a continual basis to the present
day. Unfortunately, I am of the opinion that we are not able to collate ‘compelling’ evidence and this is necessary
because such applications are, as you know, determined on the ‘balance of probabilities’, rather than whether the
development is in accordance with the Development Plan and any material considerations. On this basis, I advised
the applicant that the prospects of obtaining a Lawful Development Certificate were unlikely. Rather than spend
money and time preparing this, I advised the applicant it would be better to pursue a planning application.

I note your email to myself on 14 November 2018 also acknowledged the difficulty of establishing the property’s
lawful use. This email confirmed, amongst other things, that you “can’t see any evidence of the first floor of No.54
going back to residential use between 1982 and 1999, or between 1999 and the present day, although our Council
Tax department have confirmed that they believe the first floor to be residential for Council Tax purposes.” The
former might suggest the application site’s lawful use is an office whereas the latter would suggest the application
site’s lawful use is residential.

Planning Application

In the light of the information within this email and the supporting case (see Planning, Design & Access Statement
and 2 supplementary emails – both of which are attached) I would be very grateful if you could reconsider the
application and your recommendation.

Please can you contact me once you have done this.

Kind regards,

Owen

Owen Pike BA (Hons) PG Dip MRTPI
Associate Partner
Planning

For and on behalf of Sanderson Weatherall LLP

Mobile: 07889 701547
Direct: 0117 338 1813
Office: 0117 338 1800

sw.co.uk

From: Henry, Kate [mailto:Kate.Henry@camden.gov.uk]
Sent: 18 December 2018 14:21
To: Nicholas J A. Hastings <nick.hastings@sw.co.uk>
Subject: RE: 2018/4674/P - 1st Floor, 53-54 Tottenham Court Road

Dear Nick,

I have today spoken with my mentor, who is also one of the managers. I’m afraid that she agrees with me
that we can’t support an application for a loss of residential floorspace which is contrary to policy,
particularly because the premises would not require too much alteration to be used as a flat (e.g.
installation of a bathroom and kitchen) and it would provide a good standard of residential amenity.
Furthermore, despite the policies you have outlined, self-contained housing remains the priority land use of
the Local Plan, as outlined by Policy H1; and Policy H3 notes that, exceptionally, the Council may support
development that involves a limited loss of residential floorspace where this provides for the expansion of
existing health premises to meet local needs; however, it does not list any other acceptable alternative
uses.

In line with the above, I will be looking to refuse the application when I am back in the new year. As I’ve
noted, the other option is to provide more evidence to us to suggest that the premises has been used as an
office for in excess of 10 years and submit a lawful development certificate.
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I am away now until 8th January so please let me know in the new year how you would like to proceed.

Kind regards
--
Kate Henry
Senior Planner
(Mon, Tue, Wed, Fri)

Telephone: 020 7974 3794

From: Nicholas J A. Hastings <nick.hastings@sw.co.uk>
Sent: 07 December 2018 16:52
To: Henry, Kate <Kate.Henry@camden.gov.uk>
Subject: RE: 2018/4674/P - 1st Floor, 53-54 Tottenham Court Road

Dear Kate,

Thank you for your response to my previous email. We appreciate the fact you are willing to discuss this with your
colleagues and team leader. I look forward to hearing from you once you have spoken to the others and to get a
better understanding of the potential decision, especially as most developments do not comply with every policy.

Kind Regards,

Nick Hastings
Graduate Planner
Planning

For and on behalf of Sanderson Weatherall LLP

Direct: 0117 338 1811

sw.co.uk

From: Henry, Kate [mailto:Kate.Henry@camden.gov.uk]
Sent: 07 December 2018 16:26
To: Nicholas J A. Hastings <nick.hastings@sw.co.uk>
Subject: RE: 2018/4674/P - 1st Floor, 53-54 Tottenham Court Road

Dear Nicholas,

Thank you for your email, and apologies for the delay in responding. I appreciate your points about the
provision of office space; however, ultimately, the proposal is contrary to policy insofar as it involves the
loss of residential floor space and housing is the priority land use of the new Local Plan which was only
relatively recently adopted. I also appreciate the point you are making about the works involved to provide
residential accommodation at the site. I will speak again to the policy team and my team leader and come
back to you next week.

Kind regards
--
Kate Henry
Senior Planner
(Mon, Tue, Wed, Fri)

Telephone: 020 7974 3794
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From: Nicholas J A. Hastings <nick.hastings@sw.co.uk>
Sent: 30 November 2018 09:13
To: Henry, Kate <Kate.Henry@camden.gov.uk>
Cc: Owen Pike <Owen.Pike@sw.co.uk>
Subject: FW: 2018/4674/P - 1st Floor, 53-54 Tottenham Court Road

Dear Kate,

Thank you for providing information on the property’s planning history and for your observations and comments.

We have not submitted an application for a Certificate of Lawfulness because at present, we have only limited
evidence. This is why advised the applicant to lodge a planning application in the first place.

The Planning Balance

I reiterate that we acknowledge the planning application is contrary to Policy H3. But do you acknowledge that the
proposed development is supported by Policy G1, Policy E1, Policy TC1, the Fitzrovia AAP, the Employment Sites and
Business Premises SPD, and the objectives behind the Article 4 Direction?

Criterion e) of Policy G1 states Tottenham Court Road is 1 of 5 locations where growth will be targeted. Accordingly,
I cannot understand is how an ideal site in a location outlined for growth could not be seen to be appropriate for a
change of use to an office. There is a desperate need for SME suitable office space within the borough, of which the
application site will be able to contribute towards and due to the council having only 5 areas as their focus for
growth, we would have thought more weight would be given towards this against a borough wide standard policy to
protect residential space. Please could you clarify to what extent this designation as an area for growth has been
considered in the consideration of the application?

Furthermore, the opening sentence to the introduction as to why the Article 4 Direction was introduced states;
“Camden Council is using its planning powers to protect offices and jobs in the borough” but when an application
is put forward to not only protect jobs by introducing an employment site, but actually introduce further office
space and jobs, then this is not taken on board by the council. The reason as to why the Article 4 Direction was
introduced was due to the large net loss of office floor space to residential under Permitted Development Rights
that the borough was facing. However, if an application to introduce office space, from residential, is not supported
purely for the single policy of protecting residential space, does this not go against the objectives and concerns of
the Council as to why the Article 4 Direction was introduced?

It is disappointing to read that the whole balance of the application is not being considered when there is sufficient
evidence to provide reasoning as to why the application should be supported.

Additionally, as it currently stands, the property is not suitable for habitation as a residential unit due to the lack of
bathroom and sufficient living space, as you would have seen from your site visit. However, the property is suitable
for an office use with immediate effect, if the application were to be approved with only minor work and fitting out.
Furthermore, the installation of a bathroom itself would require quite extensive works to the building and could
create a large disturbance to the office users and residents of the same building and neighbouring properties. Not
only would there be the need for significant plumbing work needed but the whole floor plan and arrangement of
the property, with the possibility of knock on effects to the surrounding units, would need to be overhauled in order
to provide not only a bathroom, but further suitable living space for residential use. Therefore, if the application
were to be refused, it would render the space unusable for residential use unless if costly and disturbing works were
carried out. This would also mean no growth could be experienced for quite some time until work was done and
tenants found.
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I hope you take my comments on board in consideration of the application and I am happy to discuss these with
you.

I look forward to hearing from you,

Kind Regards,

Nicholas J A. Hastings
Graduate Planner
Planning

For and on behalf of Sanderson Weatherall LLP

Direct: 0117 338 1811

sw.co.uk

From: Henry, Kate <Kate.Henry@camden.gov.uk>
Sent: 14 November 2018 12:49
To: Owen Pike <Owen.Pike@sw.co.uk>
Subject: 2018/4674/P - 1st Floor, 53-54 Tottenham Court Road

Dear Owen,

Re: 2018/4674/P - Flat 1st floor, 53-54 Tottenham Court Road, London, W1T 2EJ – Change of use of
first floor from residential (2-bed self-contained flat) (Class C3) to office use (Class B1a)

Thank you for arranging my access to the site last week. I was surprised to see that the space is already
laid out as an office and looks to have been that way for a while. I discussed with the estate agent who met
me whether it would be worthwhile submitting a lawful development certificate rather than a planning
application and I’ve had a look at the planning history and found the following of relevance:

Planning History

PS9804485R4 - 53-54 Tottenham Court Road - The general refurbishment of the building together with the
creation of one additional residential flat (making three flats in total); the construction of a four storey plus
basement infill extension facing Kirkman Place for part retail, part residential use; and a two storey rear
extension, over the existing ground floor extension to the property, for residential use – Granted subject
to s106 10/02/1999 – the existing and proposed plans appear to show that first floor in office use

33745 - 54 Tottenham Court Road - Continued use of the first floor as offices. – Refused 27/07/1982
Reasons for refusal:

1. The continued use as offices involves the loss of residential accommodation contrary to the policy
of safeguarding the accommodation as expressed in the Greater London Development Plan and in
the District Plan.

2. The continued use as offices involves an increase in office accommodation contrary to the
Council’s policy to restrain the growth of such space as expressed in the District Plan.

33248 –The use of the first floor no. 53 Tottenham Court Road as an office. – Certificate granted
01/02/1982 – the decision notice refers only to No. 53 despite the fact the application form refers to “1st

floor 54 Tottenham Court Road, 1st, 2nd, 3rd floors 53 Tottenham Court Road”

To me, it appears that in 1982 a certificate of lawfulness was granted for the 1st floor at No. 53 to be used
as offices but not the 1st floor at No. 54, and then a subsequent planning application for the change of use
at No. 54 was refused. (I don’t know when Nos. 53 and 54 were laterally opened up to form one space at
first floor?). Then, later, in 1999 a number of applications were submitted to extend the building and create
an additional flat. The existing and proposed plans show the first floor of Nos. 53 and 54 as offices.
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I can’t see any evidence of the first floor of No. 54 going back to residential use between 1982 and 1999, or
between 1999 and the present day, although our Council Tax department have confirmed that they believe
the first floor to be residential for Council Tax purposes.

In my mind, if you can provide any more evidence to suggest that the first floor has been used as offices
for at least 10 years, then it might be worth submitting a certificate of lawfulness, especially given that I
don’t think I can recommend approval of the planning application.

Would you like to discuss this with your client and then contact me to let me know how you’d like to
proceed? I look forward to hearing from you.

Kind regards

Kate Henry
Senior Planning Officer
Regeneration and Planning
London Borough of Camden
(Mon, Tue, Wed, Fri)

Telephone: 020 7974 3794

Please consider the environment before printing this email.

This e-mail may contain information which is confidential, legally privileged and/or copyright protected. This e-mail
is intended for the addressee only. If you receive this in error, please contact the sender and delete the material
from your computer. See our new Privacy Notice here which tells you how we store and process the data we hold
about you and residents.

This e-mail is for the use of the intended recipient(s) only. If you have received this e-mail in error, please notify the sender immediately and then delete it. If you are not
the intended recipient, you must not use, disclose or distribute this e-mail without the author's prior permission. We have taken precautions to minimise the risk of
transmitting software viruses, but we advise you to carry out your own virus checks on any attachment to this message. We cannot accept liability for any loss or
damage caused by software viruses. If you are the intended recipient and you do not wish to receive similar electronic messages from us in future then please respond
to the sender to this effect.

Any opinions, conclusions or other information in this message that do not relate to the official business of the company are neither given nor endorsed by the company.

Sanderson Weatherall LLP is an English limited liability partnership (registered number OC 344 770). A list of our Members is open to inspection at our registered office,
6th Floor, Central Square, 29 Wellington Street, Leeds, West Yorkshire LS1 4DL.

This email message has been delivered safely and archived online by Mimecast.
For more information please visit http://www.mimecast.co.uk

This e-mail may contain information which is confidential, legally privileged and/or copyright protected. This e-mail
is intended for the addressee only. If you receive this in error, please contact the sender and delete the material
from your computer. See our new Privacy Notice here which tells you how we store and process the data we hold
about you and residents.

This e-mail may contain information which is confidential, legally privileged and/or copyright protected. This e-mail
is intended for the addressee only. If you receive this in error, please contact the sender and delete the material
from your computer. See our new Privacy Notice here which tells you how we store and process the data we hold
about you and residents.

This e-mail may contain information which is confidential, legally privileged and/or copyright protected. This e-mail
is intended for the addressee only. If you receive this in error, please contact the sender and delete the material
from your computer. See our new Privacy Notice here which tells you how we store and process the data we hold
about you and residents.

This e-mail may contain information which is confidential, legally privileged and/or copyright protected. This e-mail
is intended for the addressee only. If you receive this in error, please contact the sender and delete the material
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from your computer. See our new Privacy Notice here which tells you how we store and process the data we hold
about you and residents.

This e-mail may contain information which is confidential, legally privileged and/or copyright protected. This e-mail
is intended for the addressee only. If you receive this in error, please contact the sender and delete the material
from your computer. See our new Privacy Notice here which tells you how we store and process the data we hold
about you and residents.

This e-mail may contain information which is confidential, legally privileged and/or copyright protected. This e-mail
is intended for the addressee only. If you receive this in error, please contact the sender and delete the material
from your computer. See our new Privacy Notice here which tells you how we store and process the data we hold
about you and residents.



  

 

 

  

  

 

Appendix 2 – Valuation Report April 2012 

  

























  

 

 

  

  

Appendix 3 – Valuation Report August 2008 

  





































  

 

 

  

  

Appendix 4 – Valuation Report September 2003 

  





















  

 

 

  

  

Appendix 5 – Business Rates Notice of Alteration 2003 





 

B I R M I N G H A M     B R I S T O L     D A R L I N G T O N     E X E T E R     L E E D S     L O N D O N     M A N C H E S T E R     

N E W C A S T L E     T E E S S I D E  

B I R M I N G H A M     B R I S T O L     D A R L I N G T O N     E X E T E R     L E E D S     L O N D O N     M A N C H E S T E R     

N E W C A S T L E     T E E S S I D E  

 

B I R M I N G H A M     B R I S T O L     D A R L I N G T O N     E X E T E R     L E E D S     L O N D O N     M A N C H E S T E R     N E W C A S T L E     T E E S S I D E  

 

 

sw.co.uk 

 


