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1. INTRODUCTION & DESIGN PROPOSAL 
 

1.1 This report has been commissioned by Project-s developments Ltd and prepared by 
Atelier 41 Architects to support  Conversion of the rear of the existing office at ground floor 
level from class E Use (Class E Use) to 2no self-contained flats (Class C3 Use)at 107 
Mayes Road London N22 6UP. 

 

1.1  This Statement demonstrates the planning case in support of the proposal in the 
context of the relevant national and local planning policy. 

 
1.2 There will be no change of appearance from outside 

2. SITE AND SURROUNDINGS  
 

2.1 The application site comprises a large 2-storey plus loft property with office space at ground 
floor level and residential upper floors. 

 
2.2 Surrounding the property is a mixture of commercial and residential properties ranging 
from 2 to 4 storeys tall. 

 
  It is proposed to convert the rear of the ground floor to form 1x studio flat and 1x 1 bedroom flat. 
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3. PROPOSALS 

3.1 Conversion of the rear of the existing office at ground floor level from class E Use 
(Class E Use) to 2no self-contained flats (Class C3 Use)at 107 Mayes Road London N22 
6UP. 

 
3.2 The existing floor plans indicate that the ground floor unit has a floor space of 174sqm. 
 
3.3 Following the proposed conversion of the rear section of the unit into 2no self-
contained flats, the office unit would measure 38.6 sqm. 
 
3.4 
Flat 1- will have an open plan living, kitchen and bedroom area and will accommodate a 1- 
bed flat. 
Flat 2- will be sectioned into individual rooms and will accommodate a 1- bed flat. 
The plans show no operational development is proposed to the building. 

3.5 Total floor area of  already converted offices at upper storeys and currently proposed 

ground floor conversion will not exceed 1,500sq.m 

4.PLANNING  CONSIDERATIONS 
 

4.1 Legislation  

England) ORDER 2015 as amended MA. Development consisting of a change of use of a 
building and any land within its curtilage from a use falling within Class E (commercial, 
business and service) of Schedule 2 to the Use Classes Order to a use falling within Class 
C3 (dwellinghouses) of Schedule1 to that Order. 
 
Development not permitted 
MA.1.—(1) Development is not permitted by Class MA— 
(a) unless the building has been vacant for a continuous period of at least 3 months 
immediately prior to the date of the application for prior approval; 
(b) unless the use of the building fell within one or more of the classes specified in 
subparagraph 
(2) for a continuous period of at least 2 years prior to the date of the application 
for prior approval; 
(c) if the cumulative floor space of the existing building changing use under Class MA 
exceeds 1,500 square metres; 
(d) if land covered by, or within the curtilage of, the building— 
(i) is or forms part of a site of special scientific interest; 
(ii) is or forms part of a listed building or land within its curtilage; 
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(iii) is or forms part of a scheduled monument or land within its curtilage; 
(iv) is or forms part of a safety hazard area; or 
(v) is or forms part of a military explosives storage area; 
(e) if the building is within— 
(i) an area of outstanding natural beauty; 
(ii) an area specified by the Secretary of State for the purposes of section 41(3) of the 
Wildlife and Countryside Act 1981; 
(iii) the Broads; 
(iv) a National Park; or 
(v) a World Heritage Site; 
(f) if the site is occupied under an agricultural tenancy, unless the express consent of both 
the landlord and the tenant has been obtained; or 
(g) before 1 August 2022, if— 
(i) the proposed development is of a description falling within Class O of this Part as that 
Class had effect immediately before 1st August 2021; and 
(ii) the development would not have been permitted under Class O immediately before 1st 
August 2021 by virtue of the operation of a direction under article 4(1) of this Order which 
has not since been cancelled in accordance with the provisions of Schedule 3. 
(2) The classes mentioned in sub-paragraph (1)(b) are the following classes of the Use 
Classes Order— 
(a) the following classes of the Schedule as it had effect before 1st September 2020— 
(i) Class A1 (shops); 
(ii) Class A2 (financial and professional services); 
(iii) Class A3 (food and drink); 
(iv) Class B1 (business); 
(v) Class D1(a) (non-residential institutions - medical or health services); 
(vi) Class D1(b) (non-residential institutions - crèche, day nursery or day centre); 
(vii) Class D2(e) (assembly and leisure - indoor and outdoor sports), other than use as an 
indoor swimming pool or skating rink; 
(b) on or after 1st September 2020, Class E (commercial, business and service) of 
Schedule 2. 
Conditions 
MA.2.— 
(1) Development under Class MA is permitted subject to the following conditions. 
(2) Before beginning development under Class MA, the developer must apply to the local 
planning authority for a determination as to whether the prior approval of the authority will 
be required as to— 
(a) transport impacts of the development, particularly to ensure safe site access; 
(b) contamination risks in relation to the building; 
(c) flooding risks in relation to the building; 
(d) impacts of noise from commercial premises on the intended occupiers of the 
development; 
(e) where— 
(i) the building is located in a conservation area, and 
(ii) the development involves a change of use of the whole or part of the ground floor, the 
impact of that change of use on the character or sustainability of the conservation area; 
(f) the provision of adequate natural light in all habitable rooms of the dwellinghouses; 
(g) the impact on intended occupiers of the development of the introduction of residential 
use in an area the authority considers to be important for general or heavy industry, waste 
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management, storage and distribution, or a mix of such uses; 
(h) where the development involves the loss of services provided by— 
(i) a registered nursery, or 
(ii) a health centre maintained under section 2 or 3 of the National Health Service Act 
2006, the impact on the local provision of the type of services lost. 
(i) where the development meets the fire risk condition, the fire safety impacts on the 
intended occupants of the building. 
(3) An application for prior approval for development under Class MA may not be made 
before 1 August 2021. 
(4) The provisions of paragraph W (prior approval) of this Part apply in relation to an 
application under this paragraph as if - 
(a) for paragraph (e) of sub-paragraph (2) there were substituted— 
"(e) where— 
(i) sub-paragraph (6) requires the Environment Agency to be consulted, a site-specific 
flood risk assessment; 
(ii) sub-paragraph (6A) requires the Health and Safety Executive to be consulted, a 
statement about the fire safety design principles, concepts and standards that have been 
applied to the development,"; 
(b) in the introductory words in sub-paragraph (5), for "and highways impacts of the 
development" there were substituted "impacts of the development, particularly to ensure 
safe site access"; 
(c) after sub-paragraph (6) there were inserted— 
"(6A) Where the application relates to prior approval as to fire safety impacts, on receipt of 
the application, the local planning authority must consult the Health and Safety 
Executive."; 
(d) in sub-paragraph (7) for "(5) and (6)" there were substituted "(5), (6) and (6A)"; 
(5) Development must be completed within a period of 3 years starting with the prior 
approval date. 
(6) Any building permitted to be used as a dwellinghouse by virtue of Class MA is to 
remain in use as a dwellinghouse within the meaning of Class C3 of Schedule 1 to the 
Use Classes Order and for no other purpose, except to the extent that the other purpose is 
ancillary to the use as a dwellinghouse.". 
Interpretation of Class MA 
MA.3 
Development meets the fire risk condition referred to in paragraph MA.2(2)(i) if the 
development relates to a building which will— 
(a) contain two or more dwellinghouses; and 
(b) satisfy the height condition in paragraph (3), read with paragraph (7), of article 9A (fire 
statements) of the Town and Country Planning (Development Management Procedure) 
(England) Order 2015 [see below] 
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5.ASSESSMENT OF THE DEVELOPMENT 
 
Assessment of the Development Against Paragraph MA.1 of the Order 
 
MA.1.—(1) Development is not permitted by Class MA— 
 
(a) unless the building has been vacant for a continuous period of at least 3 months 
immediately prior to the date of the application for prior approval; 
 
The office unit has been vacant for at least 3 months prior to this application  
 
(b) unless the use of the building fell within one or more of the classes specified in 
subparagraph 
(2) for a continuous period of at least 2 years prior to the date of the application 
for prior approval. 
 
The ground floor of the host property was in continuous use as an office unit for a period 
of at least 2 years prior to the submission of this application for prior approval. It was 
originally built as offices 
 
(c) if the cumulative floor space of the existing building changing use under Class 
MA exceeds 1,500 square metres; 
 
The GIA of the proposed internal floor space is less than 1500sqm. 
 
(d) if land covered by, or within the curtilage of, the building— 
(i) is or forms part of a site of special scientific interest; 
 
The site does not form part of a site of special scientific interest. 
 
(ii) is or forms part of a listed building or land within its curtilage; 
 
The site does not form part of a listed building or land within its curtilage. 
 
(iii) is or forms part of a scheduled monument or land within its curtilage; 
 
The site does not form part of a scheduled monument or land within its curtilage. 
 
(iv) is or forms part of a safety hazard area; or 
 
The site does not form part of a safety hazard area. 
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(v) is or forms part of a military explosives storage area; 
The site does not form part of a military explosives storage area. 
 
 
 
 
(e) if the building is within— 
(i) an area of outstanding natural beauty; 
 
The building is not in an area of outstanding natural beauty. 
 
(ii) an area specified by the Secretary of State for the purposes of section 41(3) of 
the Wildlife and Countryside Act 1981; 
 
The building is not in an area specified by the Secretary of State for the purposes of 
section 41(3) of the Wildlife and Countryside Act 1981. 
 
(iii) the Broads; 
 
The building is not in the Broads. 
 
(iv) a National Park; or 
 
The building is not in a National Park. 
 
(v) a World Heritage Site; 
The building is not a World Heritage Site. 
 
(f) if the site is occupied under an agricultural tenancy, unless the express consent 
of both the landlord and the tenant has been obtained; or 
The site is not occupied under an agricultural tenancy. 
 
(g) before 1 August 2022, if— 
(i) the proposed development is of a description falling within Class O of this Part 
as that Class had effect immediately before 1st August 2021; and 
(ii) the development would not have been permitted under Class O immediately 
before 1st August 2021 by virtue of the operation of a direction under article 4(1) of 
this Order which has not since been cancelled in accordance with the provisions of 
Schedule 3. 
 
The application is being made after 1 August 2022 and is not affected by an article 4 
direction area. 
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MA.2.— 
(a) transport impacts of the development, particularly to ensure safe site access; 
 
The site is located in PTAL level 6A 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Highways have been consulted on this application and their comments are included in the 
above section. 
 
(b) contamination risks in relation to the building. 
There are no contamination risks associated with this proposal. The previous use of the 
building was for Class E purposes only and the proposal does not include demolition 
works. 
 
 
 
 
 
 
 



Planning Statement – 107 Mayes Road London N22 6UP 

 

 

 
 
 
 
 
 
(c) flooding risks in relation to the building; 
The application site lies within flood zone 1 which means it has a low probability of 
flooding from rivers and the sea and very low risk of surface water flooding. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
(d) impacts of noise from commercial premises on the intended occupiers of the 
development; 
 
There is no existing commercial use. The remaining part at the front will be used as a 
small office separated from new flats with soundproof compartment walls. 
The ceiling of new flats will form a soundproof compartment.  
All separating walls and ceilings will comply with the approved document Part E of 
Building Regulations 
 
(e)where— 
(i) the building is located in a conservation area, and 
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(ii) the development involves a change of use of the whole or part of the ground 
floor, the impact of that change of use on the character or sustainability of the 
conservation area; 
 
The building is not located within a conservation area. 
 
(f) the provision of adequate natural light in all habitable rooms of the 
dwellinghouses; 
Within this application, a Daylight and Sunlight Assessment has been provided. The 
assessment found that both proposed units were found to exceed BRE figures for Average 
Daylight Factor (ADF) in new dwellings.  
 
(g) the impact on intended occupiers of the development of the introduction of 
residential use in an area the authority considers to be important for general or 
heavy industry, waste management, storage and distribution, or a mix of such uses; 
 
The site is not considered to be of importance for the above uses. 
 
(h) where the development involves the loss of services provided by— 
(i) a registered nursery, or 
 
There would be no loss of a registered nursery. 
 
(ii) a health centre maintained under section 2 or 3 of the National Health Service 
Act 2006, the impact on the local provision of the type of services lost. 
There would be no loss of a healthcare centre or use. 
 
(i) where the development meets the fire risk condition, the fire safety impacts on 
the intended occupants of the building. 
The Town and Country Planning (Development Management Procedure) (England) Order 
2015 ( DMPO 2015 ) includes a height condition for the purposes of assessing fire safety 
impacts. 
9A - (3) The height condition is that— 
(a) the building is 18 metres or more in height; or 
(b) the building contains 7 or more storeys. 
The building is less than 18 metres in height when measured from ground level to the top 
floor surface of the top storey of the building and is less than 7 storeys. The fire safety 
impacts on the intended occupants of the building are not required in this case. 
 
(3) An application for prior approval for development under Class MA may not be 
made before 1 August 2021. 
The application was submitted to the Council in 2023 
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6.CONCLUSION 
 
The development is considered to be PERMITTED under Class MA, Part 3 of Schedule 2 
of the Town and Country Planning (General Permitted Development) Order 2015 as 
amended,  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


