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Public transport accessibility

The site benefits from a high level of public transport 
accessibility with a PTAL rating of 6b (‘Excellent’).

Tottenham Court Road, Oxford Street and Dean Street stations 
are within a five minute walk. Additional stations, within a ten 
minute walk, include Oxford Street, Leicester Square and 
Piccadilly Circus. 

There are a high number of bus routes (around 15) in operation in 
close proximity to the site.

The area is well provided for in respect of the London Cycle Hire 
scheme, with stations in Wells Street to the north-west, Rathbone 
Street to the north and Soho Square to the south.

A number of car clubs are in operation in the immediate area.  
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Aerial view of the site illustrating its relationship to public transport
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Brief summary

•	 Create a sustainable mixed use development that will reduce 
carbon emissions and provide a high quality living and 
working environment;

•	 Accommodation requirements;
260,000ft2 of offices
50,000ft2  of retail
100,000ft2 of private residential
25,000ft2 of affordable housing
50 parking spaces

•	 Replace an unsightly existing building that breaks up the 
existing streetscape and negatively contributes to the 
setting of designated heritage assets with a development of 
exemplary design and high architectural and environmental 
quality;

•	 Deliver new residential accommodation in the heart of the 
City, as part of an integrated mixed use development;

•	 Provide new affordable housing accommodation on site;

•	 Provide a meaningful public space which connects through 
the site and acts as a foil to Oxford Street;

•	 Improve the streetscape, pedestrian environment and 
permeability through the creation of new pedestrian routes;

•	 Maintain and respect the variety and grain of the surrounding 
streetscape;

•	 High quality design with strong sustainability credentials;

•	 Create efficient new business and employment space that 
will contribute to delivering growth and economic 
development;

•	 Flexibility in the design to accommodate a variety of tenants, 
with the ability to adapt to their long term needs;

•	 Investigate the reuse and refurbishment of the existing 
basement;

•	 Retain the existing Mail Rail and maintain access from the 
basement levels;

•	 Meet the requirements of the GPE Sustainability Framework, 
Level 4 Code for Sustainable Homes and BREEAM Excellent 
2011.

Aerial view of the site looking north-west

Aerial view of the site looking south-east
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Location and overview

The site at 35-50 Rathbone Place is located at the southern edge 
of Fitzrovia, close to the eastern section of Oxford Street. The 
site is in the City of Westminster and fronts Newman Street and 
Rathbone Place.  

The boundary with the London Borough of Camden runs along 
Rathbone Place and Gresse Street to the north-east of the site.

The site is currently occupied by the Royal Mail Group. The 
facilities on site include a local sorting office and the 
headquarters for the group’s Letters Division in a building on 
Rathbone Place, with a service yard set to the west on Newman 
Street.

The 9,400m2 site is not within a conservation area and is not 
listed, although several listed buildings are located in close 
proximity.  

Newm
an Street

Oxford Street

Rathbone Place

Gresse Street

101.5m

107.5m

Aerial view of the site looking south-east

Site plan showing the dimensions of the site

Aerial view of the site showing its relationship with the Thames
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Historic development

Oxford Street, immediately to the south of the site, is a Roman 
road formerly known as the Tyburn Road, which led west from 
Londinium on the north of the Thames, crossing the Tyburn 
Stream.  However, the area north of Oxford Street was not 
seriously developed until the early 18th Century when Charles 
Fitzroy, Baron Southampton, purchased and developed the manor 
of Tottenhall in the north of the area.  

Fitzroy Square and its surrounds were laid out at this time, 
designed in part by Robert Adam.  In the south, Thomas Rathbone 
commenced building the Berner’s Estate around Rathbone Place 
in around 1720.  Between 1746 and 1763, Berner’s, Newman, 
Naussau, Eastcastle and Mortimer Streets were laid out and the 
narrow streets off Newman Street and Charlotte Street were 
also established. 

Horwood’s map of 1792 shows that, at the time, Newmans 
Passage was a stable yard.  During the later 18th and 19th 
centuries the area became increasingly mixed, attracting artists, 
craftsmen and immigrant communities from Europe who 
established businesses here.  Shops and public houses were 
developed or inserted into older buildings and a mix of residential 
uses, cafes and small businesses was established at street level. 

Towards the end of the 19th century commercial and semi-
industrial buildings and mansion blocks of flats were developed. 
These Victorian and Edwardian developments combined several 
plots into one, nevertheless many continued to echo the original 
plot divisions in the rhythm of their facades. 

Prior to the Second World War, the site was occupied by terraced 
buildings fronting both Newman Street and Rathbone Place, 
with a yard area known as Newman Yard in the centre of the site. 
From historic street plans it would appear that these terraces 
extended the typical built form exhibited further north along 
Newman Street and Rathbone Place down to Oxford Street.  The 
historic character of the area still predominates due to the 
relatively small number of post-1945 developments.  

The site is shown on the London County Council bomb damage 
maps to have suffered some bomb damage during the Second 
World War.  The records held on the planning register indicate 
that discussions regarding the acquisition of the site 
commenced soon after the war, and its compulsory purchase 
was subsequently authorised by Parliament in the Post Office 
(Site and Railway) Act 1954.

The existing building was constructed in 1963.  It was envisaged 
as being the first phase in a two-phase development that would 
eventually expand to occupy the western service yard fronting 
Newman Street.  To this end the western elevation of the 
building was only a temporary facade.

The development site has a history of occupation by the Post 
Office for most of the post-war period.  
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John Roque’s map of London, 1746 Horwood’s map of London, 1792 Ordinance Survey map of London, 1914

Plan illustrating the historic estates



Additional below-ground risks

LCC bomb damage map provided by Bomb Search Risk from unexploded ordinance provided by Bomb Search

The London County Council bomb damage map indicates that the 
site at Rathbone Place suffered significant damage.  The site was 
developed during WWII with commercial and residential 
properties and is likely to have experienced a high ‘footfall.’  
Therefore any UXBs are likely to have been identified during this 
period and dealt with appropriately.  

According to Bomb Search, after WWII the buildings on site were 
demolished and the General Post Office (GPO) Western Division 
Sorting Office was constructed on the eastern half of the site, 
including the underground Mail Rail station.  The rest of the site 
became car parking for the Post Office (PO).  

The Detailed Unexploded Ordinance (UXO) Risk Assessment 
produced by Bomb Search suggests that given the type of 
munitions that might be present on site, all types of engineering 
activities may generate a significant risk pathway.  The report 
describes the risk level as being ‘medium/high’ for the west side 
of the site and ‘low’ for the east side.  

The western half of the site has been identified by a MOLAS 
report as being an area of high potential for archeological 
remains.  According to their report, it is possible that the line of 
Civil War defences, such as a deep ditch, lays within or just 
outside the site.
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Existing services and infrastructure

Previous and present site uses that may contribute to possible 
site contamination and unknown below-ground structures can be 
summarised as follows:

Historic structures, including remnants of existing foundations 
and basements that have since been back-filled. Site 
investigations have identified a basement level in the north-west 
corner of the site.  Ordnance maps identify other historic 
buildings on Newman Street that may have had basements.  

Petrol pumps and fuel storage tanks are currently present on the 
site in various locations.  

A UKPN substation is located at the south-east corner of the site.  

A number of below-ground utilities are present below the 
footpaths of both Rathbone Place and Newman Street.  

The existing Mail Rail station and tunnels are subject to RMG 
requirements and AIP implications.  

Plan illustrating existing below-ground constraints Model of existing basement, underground utilities and Mail Rail tunnels 
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London View Management Framework

Newman Place Development
Design and Access Statement          May 2011
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1.0 The Site Context
Relation to LVMF Views

Fig 1-21. Panorama from Assessment Point 2A.2 Parliament Hill: the summit - looking toward the Palace of Westminster 

2 London Panorama: Parliament Hill

86 Parliament Hill forms part of the prominent east west ridge traversing 
Hampstead Heath. It is an open public area of the Heath consisting of 
fields, hedgerows and woodland. There are a number of outlooks on the 
hill but some of the best panoramic views are from the summit, towards the 
City of London, St Paul’s Cathedral and the Victoria Tower of the Palace of 
Westminster. All three of the towers of the Palace of Westminster can be 
seen from positions on the east side of the Viewing Place. 

39

Fig 1-22. Panorama from Assessment Point 2B.1 Parliament Hill: east of the summit - at the prominent oak tree Fig 1-23. Key Plan showing the location of the 2A.2 and 2B.1 Parliament Hill views

35-50 RATHBONE PLACE TOWNSCAPE AND VISUAL IMPACT ASSESSMENT APRIL 201120

Camera Location

National Grid Reference 527665.4E 186131.5N 

Camera height 98.10m AOD 

Looking at Centre of Site  

Bearing 158.9°, distance 2.0km 

Photography Details

Height of camera 1.60m above ground 

Date of photograph 25/06/2009 

Time of photograph 17:17 

centre | Parliament Hill: the summit - looking toward the Palace of Westminster [LVMF 2A.2]D3

19
35

_4
50

1

Existing

35-50 RATHBONE PLACE TOWNSCAPE AND VISUAL IMPACT ASSESSMENT APRIL 201118

Camera Location

National Grid Reference 528043.1E 186154.5N 

Camera height 71.61m AOD 

Looking at Centre of Site  

Bearing 161.9°, distance 2.0km 

Photography Details

Height of camera 1.60m above ground 

Date of photograph 25/06/2009 

Time of photograph 17:39 

centre | Parliament Hill: east of the summit - at the prominent oak tree [LVMF 2B.1]D2
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Fig 1-24. LVMF 2A.2 and B2.1 view plane across the site (Miller Hare)

1.0 The Site Context
Relation to LVMF Views

1.23
The site is in the foreground of two London View Management Framework views 
from Parliament Hill to the Palace of Westminster. 

1.24 
London View Management Framework 2A.2 constrains the western half of the site to 
approximately 37m above pavement level.

1.25 
London View Management Framework 2B.1 constrains the eastern half of the site to 
approximately 30m above pavement level.

1.26 
Miller Hare’s analysis of the existing site suggests that the current Royal Mail 
building and the eastern part of 88 Oxford Street contravene the lower 2B.1 view.

1.27
The relationship with the strategic views is explained in more detail in the Townscape 
and Visual Assessment Chapter In the Environmental Statement

Fig 1-25. Existing Royal Mail building penetrating LVMF view planes
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Fig 1-25. Existing Royal Mail building penetrating LVMF view planes

LVMF 2A.2 from Parliament Hill

LVMF 2B.1 from Parliament Hill

View planes across the site Looking south across the site The existing building penetrating the LVMF view planes

Plan showing the key LVMF views

The site is in the foreground of two London View Management 
Framework views from Parliament Hill to the Palace of 
Westminster. 

London View Management Framework 2A.2 constrains the 
western half of the site to approximately 37m above pavement 
level.

London View Management Framework 2B.1 constrains the eastern 
half of the site to approximately 30m above pavement level.

The Townscape and Visual Impact Assessment provides a more 
detailed analysis of the view impacts and confirms that the 
current Royal Mail building and the eastern part of 88 Oxford 
Street contravene the lower 2B.1 view. This existing condition is 
considered acceptable because the existing West End Delivery 
Office building predates the view corridor policy.

A townscape assessment (Volume 2, Environmental Statement) 
has studied local, mid-range and long-distance views, including a 
London View Management Framework Assessment. Key 
townscape views have been considered and described in relation 
to the Rathbone Place proposal. The commentary and views are 
presented in the Townscape and Visual Impact Assessment but 
aspects are illustrated in brief summary here. Particular attention 
has been paid to the views where the proposed development will 
appear.
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Crossrail

The Crossrail scheme was approved in 2008 and works have 
commenced to construct the line that will run under central 
London from Liverpool Street to Paddington and beyond. The 
scheme is expected to open in 2018 and will operate 24 trains per 
hour through the central section.

As part of the Crossrail scheme, Tottenham Court Road will have 
two entrances, with the new western ticket hall access located on 
Oxford Street between Great Chapel Street and Dean Street. This 
entrance is immediately south of the site at a distance of 150m 
and is less than two minutes walk from the site.

The entire site is included within an area subject to a 
Safeguarding Direction issued by the Secretary of State for 
Transport in respect of Crossrail 02 (the Chelsea-Hackney Line). 

The western service yard is currently identified as an Area of 
Surface Interest, although the Safeguarding Direction for 
Crossrail II is likely to be required during 2013.

There have been ongoing discussions to ensure that the 
proposed development can accommodate Crossrail 02’s 
requirement for a work site at the appropriate time if the 
Chelsea-Hackney Line does come forward for construction, whilst 
avoiding the Crossrail 02 Safeguarding Direction prejudicing 
early development as has happened elsewhere in the City.

Views of the proposed Dean Street Crossrail station by Hawkins Brown architects

Crossrail line 01
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Existing West End Delivery Office 

The existing building, constructed in the early 1960s, was built for 
the Royal Mail Group. It is concrete-framed and planned over 
ground plus five upper floors, with three basement levels and a 
Mail Rail at basement level 04.

The superstructure is formed from a concrete frame measuring 
around 12m x 12m.  The floor-to-floor heights are typically around 
4.5–5.5m.  The building is deep plan (circa 60 x 80m) and served 
by a small central core strip and two satellite stair and service 
cores to the north and south fronting Rathbone Place.

Two prominent concrete stair towers at either end of the 
Rathbone Place frontage rise above neighbouring buildings.  The 
main body of the building is lower, stepping away from Rathbone 
Place with a terrace set at level 03.  

A concrete frame is expressed on the building’s elevations, 
in-filled with clear and back-painted glass on Rathbone Place and 
profiled metal panels fronting the service yard.

A service yard and car park on Newman Street to the west of the 
West End Delivery Office supports the local delivery function.  
Vehicles access the yard directly from the north-west of Newman 
Street or through the ground floor of the Rathbone Place 
building.  The service yard on Newman Street creates a void in the 
existing street scene massing.  

View from Newman Street

Northern edge from Newman Street Southern edge from Newman Street

View on Rathbone Place



Existing basement and Mail Rail

A secure subterranean railway was installed beneath the streets 
of London to serve the major sorting offices in the capital.  

The Rathbone Street Mail Rail station was opened in August 1965, 
providing 9ft diameter tunnels solely for the movement of letters 
and parcels.  The Mail Rail used to operate 19 hours a day, 286 
days a year, but was closed in 2003 due to financial constraints.

The Mail Rail platform is situated at basement level 04, 
approximately 17.6m below ground floor level. 

The design for the proposed development at Rathbone Place 
retains the Mail Rail, maintaining a point of egress only from the 
basement levels to ground level.  

Newman Place Development
Design and Access Statement          May 2011
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1.0  The Site Context
Mail Rail

First Level

Second Level

Third Level

Fourth Level

Ground Level

Upper Basement

Lower Basement

Fifth Level

Mail Rail

1.7
A ‘Mail Rail’ platform lies beneath the existing lower basement level, approximately 
17m below current ground floor level. The Mail Rail line, which runs east-west
beneath the central section of the site, ceased operation in May 2003. 

1.8
As part of the design development, the design team has taken into account that 
the access to the Mail Rail facility needs to be maintained with dedicated access 
provided from the existing sub-basement level. 

Fig 1-7. Axonometric from the south west of the existing building and Mail Rail platform Fig 1-8. North south section of the existing Royal Mail building 

Basement 01 & 02

Levels 1-6
(above ground)

Basement 04 - Mail Rail

Basement 03

Views of the existing basement and Mail Rail

Existing site plan showing the location of the Mail Rail and its tunnels

Diagram of the existing West End Delivery Office
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Site boundary

The following properties neighbour the site,
•	 51 Rathbone Place & 68 Oxford Street (south of the site);
•	 34 Rathbone Place (north of the site);
•	 7-9 Rathbone Place (north of the site);
•	 14A Newman Street (north of the site);
•	 16A Newman Street (north of the site);
•	 15-16 Newman Street (north of the site);
•	 70-88 Oxford Street (south of the site).

34 Rathbone Place and 7-9 Rathbone Place, located to the north 
of the site, are multi-let office buildings with ground level retail.  

To the north-west, the site adjoins 14A Newman Street, 16A 
Newman Street and 15-16 Newman Street.  A passageway 
separates the site from 14A Newman Street. 

To the south of the site fronting Newman Street, access is 
provided to Perry’s Place across Royal Mail land.  This access is 
shared between Royal Mail and the neighbouring owners of 70-88 
Oxford Street to the south-west, and 51-68 Oxford Street and 
52-58 Rathbone Place (Evelyn House) to the south-east.

Vehicular access to the two basements below the existing 
building is via the service yard on Newman Street and to the 
south of the Rathbone Place frontage.  There are separate 
vehicular access points to the ground floor on Rathbone Place.

There is no public access to the site or to Perry’s Place.

Newman Place Development
Design and Access Statement          May 2011
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1.13
To the south of the site access is provided to Perry’s Place across Royal 
Mail land.  This access is shared between Royal Mail, and the neighbouring 
owners of 70-88 Oxford Street to the south west and 54-68 Oxford Street 
and 52-58 Rathbone Place to the South East, this includes Evelyn House, a 
Grade II listed building on the corner of Oxford Street and Rathbone Place 
designed by H Percy Adams and Charles Holden. 

1.14
Vehicular access to the two basements below the existing building is made 
from the service yard on Newman Street and to the south of the Rathbone 
Place frontage.  There are separate vehicular access points to the ground 
floor on Rathbone Place.    

1.15
There is no public access to the site or to Perry’s Place. 

Fig 1-15. OS Map with title ownerships and shared access highlighted.

1.0 The Site Context
Legal/Title Ownership

Fig 1-16. Existing building and the neighbouring buildings view from the south east corner

The Boundary for 88 Oxford Street

The Boundary for 54-68 Oxford Street

Perry’s Place looking north to the site Shared access from Newman Street

Aerial view of the site looking north-east Site boundary drawing
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