
Residential   with    Certificate  of   lawfulness

Commercial  Use

Residential   with    established   use



Unit Address Current usage

Do premises have Lawful Use 

certificate/what for? Planning Reference Size of Unit (m2) VOA description VOA floorspace 

ARENA DESIGN CENTRE 

A1 - ff RESIDENTIAL Yes for five self contained flats 2001/1069 102 sqm

A2 - gf RESIDENTIAL Yes for five self contained flats 2001/1069 102 sqm Unit Key

A3 - g RESIDENTIAL Yes for five self contained flats 2001/1069 102 sqm

RESIDENTIAL WITH CERTIFICATE 

OF LAWFULNESS 

A4 - g RESIDENTIAL Yes for five self contained flats 2001/1069 102 sqm COMMERCIAL

A5 - g RESIDENTIAL Yes for five self contained flats 2001/1069 102 sqm

RESIDENTIAL WITH 

ESTABLISHED USE

B1 RESIDENTIAL

Yes for  single dwelling house 

(C3) 2012/0640 approx.110 sqm

B2 RESIDENTIAL

Yes for  single dwelling house 

(C3) 2012/0638 approx.130 sqm

B3 RESIDENTIAL

Yes for  single dwelling house 

(C3) 2012/0618 110 sqm

C RESIDENTIAL

Yes for single residential dwelling 

unit 2012/1246 approx.363 sqm

D COMMERCIAL No No 670 sqm

E left LIVE/WORK No No 408 sqm

Workshop and 

premises 

E right COMMERCIAL No No 390 sqm

F ground floor/mezzanine LIVE/WORK Yes for single residential unit 2012/1030 approx.730 sqm

G first floor /mezzanine HMO Yes  for HMO 2012/0619 464 sqm

H RESIDENTIAL Yes for single residential unit 2012/1040 approx.230 sqm

I /mezzanine RESIDENTIAL

Yes for single self contained 

residential unit 2013/0416 approx.462.5 sqm

J RESIDENTIAL No No 464 sqm

Workshop and 

premises 

K1 RESIDENTIAL

Yes for seven self contained 

residential units 2012/1147 185 sqm

K2 RESIDENTIAL

Yes for seven self contained 

residential units 2012/1147 185 sqm

K3/ mezzanine RESIDENTIAL

Yes for seven self contained 

residential units 2012/1147 185 sqm

K4/ mezzanine RESIDENTIAL

Yes for seven self contained 

residential units 2012/1147 185 sqm

K5 RESIDENTIAL

Yes for seven self contained 

residential units 2012/1147 185 sqm

K6 RESIDENTIAL

Yes for seven self contained 

residential units 2012/1147 185 sqm

K7 RESIDENTIAL

Yes for seven self contained 

residential units 2012/1147 185 sqm

L6/ mezzanines LIVE/WORK No No 464 sqm

Workshop and 

premises 

M RESIDENTIAL Yes for HMO 2012/0616 185 sqm

Arena Design Centre 
Residential with lawful 

certificate 4589.5sqm

Commercial 1060sqm

Residential with established 

use 2172sqm 

Arena Design Centre survey table 

836 sqmE2 split into 2 units- left/right LIVE/WORK No No



 

 

 

 

 

APPENDIX F 



Our ref: BAH/199arena
Date: 20th April 2015

CgMs Consulting
7th Floor
140 London Wall
London
EC2Y 5DN

Dear Sirs

Units D & E, Arena Estate, 199 Eade Road, London, N4

Further to our discussions and inspection of the above units, we set out below
our thoughts with regards the potential lettability and demand for this type of 
space in the current market.

The units are situated in Arena Design Centre which is on Ashfield Road, which 
is to the north of Seven Sisters Road and east of its junction with Green Lanes.  
Arena Design Centre comprises mainly residential occupied warehouses and the 
surrounding area is mainly residential houses and flats.

Manor House Underground Station is approximately ½ a mile to the south west 
of the property and Seven Sisters Underground Station is within walking 
distance.  Numerous bus routes run along Seven Sisters Road and Green Lanes. 

The two units are located in the north west corner of the Estate and are currently 
light industrial units which have been occupied by a Stonecutter.  The units are 
very basic, not in the best condition and due to the limitations with the building 
and access issues is not satisfactory to meet the modern day standards of a light 
industrial or warehouse occupier.  It would require substantial investment to 
make them more attractive to potential occupiers.

We believe that the nature and type of the building would have limited appeal to 
modern day occupiers.  The space is dilapidated and suffers from access issues
with poor access from narrow roads, through a residential area to the east of the 
site.  The approach to the unit is narrow and often obstructed by pedestrians or 
residents cars making it extremely difficult for an industrial or warehouse operator 
to gain beneficial use from the units and to adequately move possessions or 



2

have deliveries effectively into the buildings.  Also parking is a major 
consideration for these types of users and there is not adequate parking provided 
with the units.

From our experience the majority of light industrial and warehouse occupiers are
being drawn to modern buildings with regular floorplates, minimal columns and
in prominent locations close to underground stations.  They require prominence 
to advertise their business and good access and egress.

When considering the marketability of the existing buildings we have to take into 
consideration demand for the product.  Bearing in mind the comments above the 
current configuration, layout and access we believe this would deter commercial
tenants from occupying the space as they would have difficulty in utilising the
existing space efficiently and as the space is dilapidated the cost of investment is 
too vast. Also the two units are part of the Arena estate where the other 
occupiers on the site are for residential/warehouse living use which will deter 
potential occupiers that want to be sited on estates that are solely or mainly 
commercial similar users.  This therefore makes the space, in our opinion, 
unmarketable.

From our experience potential commercial occupiers are being more particular 
about the quality of the space they are taking and have a distinct preference for 
modern space with high specification and quality internal fit out.  This is 
especially important for companies and organisations where their profile and 
presentation is as important as the work that they do for and with their clients.  
Companies want up to date facilities which can only be achieved for Units D and 
E with a complete overhaul of the existing internal and external structure of the 
building.

If a refurbishment of the existing building is proposed then it is necessary to
consider the definitive costs of the refurbishment in relation to the proposed 
income receivable from a potential B1/B8 occupier to ensure it is financially 
viable.

We have a definite concern that the B1/B8 rental achievable may not make a
refurbishment financially viable.  We believe that in order to attract interest from a 
light industrial or warehouse operator in this particular location the rental would 
need to be in the region of £6-£7 per sq ft.  It therefore also has to be considered
that even if the money is spent refurbishing the building, which could cost in 
excess of £100 per sq ft can be justifiable to achieve only a rental of at best £7

per sq ft and that is before any incentives such as rent free periods.  Also there is 
no guarantee that a B1/B8 occupier could be found immediately and you would 
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need to allow for up to 18-24 months possibly to secure a tenant which is a 
considerable void after a colossal capital spend and in the meantime interest will 
mount up on any bank loan taken out to cover the cost of the refurbishment 
works.

Whilst we therefore believe that the building is unlettable in its current state for a 
potential B1/B8 occupier, it may be difficult to obtain finance for a full 
refurbishment as listed above due to the length of time it would take to recoup 
the costs via the rental, especially with the risk of not being able to secure a 
tenant for up to 2 years which is a considerable void.

Obviously some of the more desirable space in prominent recognised 
commercial locations and with good access are more likely to be let above 
secondhand and dilapidated buildings with very difficult access issues and on 
mainly residential estates. As a result a lot of the second hand spaces and 
buildings which are disjointed and difficult to utilise by a wide variety of potential 
office occupiers remain empty and at risk of dilapidating or being squatted, such 
as the subject premises.

To summarise, the subject buildings are at a disadvantage to other available 
buildings in the area due to the layout of the building, the dilapidated condition,  
very restrictive access way and residential dominance of the Arena Estate.  As 
we have previously stated this is important for the majority of potential 
commercial occupiers as a prominent profile and strong identity is a means of 
advertising their business operation.

We have significant concerns about Units D and E and the viability of being able 
to let the space either as a whole or in part to a potential occupier due to the 
obvious limitations with the building that we have cited above.  

The current buildings are not well designed and we believe it would be unlikely to 
be possible to find a new occupier to take occupation of one or both of the units 
at a feasible rental.

We have concerns that even if the buildings could be refurbished to create high 
quality commercial space it will not be simple to secure a commercial occupier
due to the off pitch location problematic access and mainly residential nature of 
the Arena Estate. Also it has to be considered whether the costs of the 
refurbishment, which would be substantial and would involve complete 
remodelling of the existing or demolishing a large part of the site and rebuilding, 
could be justified in view of our comments above.  

Therefore we would reiterate that bearing in mind the comments above the 
current configuration, layout and lack of modern facilities coupled with the current 
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market conditions would deter any commercial tenant from occupying the space 
and makes the space, in our opinion, almost unmarketable.

We hope the above adequately summarises our thoughts on the two commercial 
units and their lettability and please do not hesitate to contact us if you require 
further clarification on any of the points raised.

Yours faithfully,

CHRISTOPHER CURRELL
GROUP CHAIRMAN
CURRELL
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