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20th April 2022 
 
Dear Secretary of State, 
 
Request for call-in of Westminster City Council Planning Application 21/04502/FULL - 456 - 472 
Oxford Street London W1C 1AP. 
 
SAVE Britain’s Heritage requests the call in of the above planning application for determination by an 
appointed Inspector at a public inquiry pursuant to s77(1) of the Town and Country Planning Act 1990 
and s12 of the Planning (Listed Buildings and Conservation Areas) Act 1990.   
 
The proposals 
On 23rd November 2021 Westminster City Council resolved to grant planning permission for the 
demolition of the three buildings at 456 - 472 Oxford Street and the construction of a new and larger 10-
storey mixed use retail and commercial building. The existing buildings range in age from just 36 years to 
90. The latter is an art deco building known as Orchard House, which is a prominent landmark on 
London’s historic Oxford Street and has been an important feature on the nation’s high street since it was 
opened in 1929.    
 
Reasons for call in 
SAVE argues that this application clearly meets the following criteria or ‘Caborn principles’ for a call in, as 
set out in the Written Ministerial Statement of Friday 26 October 2012 (Column 72WS: Communities and 
Local Government – Planning Applications), for two principal reasons.   
 
Firstly, we consider the carbon cost of this proposal to be “in conflict with national policies” for the 
protection of the natural environment and the UK Government’s ‘net zero’ legislation to reduce carbon 
emissions by 2035 and 2050.  The proposed scheme involves the demolition of all buildings on the site, 
and deep excavation to create a total of three basement levels.  The construction of the new building is 
expected to release just under 40,000 tonnes of embodied CO2 into the atmosphere, with the total 
embodied carbon cost over 60 years just under 53,000 tonnes of embodied CO2.     
 
These substantial embodied emissions, required to deliver such a large demolition and new-build scheme, 
stand in direct conflict with the UK Government’s policy aimed at achieving a ‘Net Zero’ carbon economy 
by 2050, passed by parliament in 2019 as a legally binding amendment to the Climate Change Act of 2008. 
This commitment was further updated in April 2021, in accordance with the 6th Carbon Budget, by 
creating an interim commitment of achieving 78% carbon reductions by 2035 (compared to 1990), and 
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68% reductions by 2030.  The proposals for 458 Oxford Street, to be completed by late 2020’s, therefore 
represent an increase in carbon emissions rather than a reduction / improvement in line with the 
Government’s requirements.  
 
We also consider the Secretary of State’s recent Appeal Decision (11th November 2021) dismissing the 
Tulip in London (Appeal Ref: APP/K5030/W/20/3244984), to be relevant to this case. A key reason for 
refusing the Tulip was the scheme’s embodied carbon costs, which the Secretary of State and Planning 
Inspector both found to be unjustified in policy terms. In the decision letter, it is stated that: “Although 
considerable efforts have been made to adopt all available sustainability techniques to make the construction 
and operation of the scheme as sustainable as possible” the result would still amount to “a scheme with very 
high embodied energy and an unsustainable whole life-cycle.”  The Secretary of State also agreed with the 
Inspector: “that the extensive measures that would be taken to minimise carbon emissions during 
construction would not outweigh the highly unsustainable concept of using vast quantities of reinforced 
concrete for the foundations and lift shaft to transport visitors to as high a level as possible to enjoy a view.” 
 
We consider these principles to be relevant to this application, which presents a fundamentally conflictual 
approach to reducing whole life-cycle carbon emissions when measured against government policy 
commitments to reduce carbon emissions by 78% by 2035 (compared to 1990).   
 
The embodied carbon cost of the extensive demolition proposed is also unsustainable development when 
considered against the environmental core aim of the National Planning Policy Framework (2021) and 
paragraph 152 of the same, which calls for the reuse of existing buildings. I attach a recently published 
report on the carbon cost of these proposals commissioned by SAVE Britain’s Heritage from sustainability 
and carbon emissions expert Simon Sturgis. In the report, Sturgis outlines how a comprehensive retrofit of 
the existing buildings would achieve a significantly more sustainable approach in carbon terms than the 
current demolition proposals and that: “Under all measures of carbon efficiency over the life of the building, 
the retrofit option will perform better.” Such an approach has not been considered or assessed by the 
applicant.   
 
Secondly, we consider the application to be “in conflict with national policies” for the protection and 
enhancement of the historic environment.  The scale, massing and design of the new 10-storey building 
proposed will harm not only the historic character of Oxford Street itself, but also setting of multiple other 
designated and non-designated heritage assets and conservation areas in the immediate vicinity, including 
the grade II* Selfridges buildings immediately opposite the site.  I attach SAVE’s letter of objection to 
Westminster City Council of 22nd November 2022 which further outlines our heritage concerns.   
 
Conclusion 
For these reasons, we find that this application contradicts key national policies for reducing carbon 
emissions and achieving ‘Net Zero’, as well as the protection and enhancement of the nation’s historic 
environment.  We therefore consider there to be sufficient justification for the assessment of these 
proposals at a public inquiry.  
 
I would be grateful for receipt of this letter and ask that you keep me informed of your decision pertaining 
to this call-in request. 
 
Yours sincerely, 
 
 
 
 
 
 
 
Benedict Oakley 
Conservation Officer, SAVE Britain’s Heritage   
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