DESIGN AND ACCESS STATEMENT: 106 Judd Street London WC1H 9PU 
1. Site & Proposal 

1.1 The site is situated within a mansion block and occupies the ground floor and basement of a formerly vacant premises. The current use is a mixed use providing a number of therapeutic health treatments including acupuncture and massage mostly on the basement with a small waiting area and further treatment room at ground floor level. The remainder of the ground floor is taken up with a reception and related items for retail. The upper floors of the block are residential. The surrounding area is a mix of commercial uses at ground floor and mostly residential on upper floors. 
1.2 This document set out the proposed retention of use albeit with an increased area of the ground floor, currently occupied by a waiting area for customers to be used for the retail aspect of the existing use. The ground floor treatment room in situ towards the front of the premises is proposed to be retained. 
2. Planning Policies 

2.1 The site lies within the London Borough of Camden and therefore any proposed development is subject to the adopted policies of this Council and the London Plan. The site lies within Bloomsbury Conservation Area and has been identified in the Conservation Character Appraisal as making a positive contribution to the conservation area but is not a Listed Building. 
2.2. These policies are contained within the LB Camden’s Core Strategy and Development Management Policies along with relevant supplementary planning guidance. would be relevant policies identified in the planning officers report were: At the time of writing this statement the policies contained within adopted Core Strategy (November 2010) and the saved Local Unitary Development Plan Policies would be relevant to any future development proposal on the site. Limited weight in the consideration of development proposals should be given to the proposed submission draft of the Development Management Document DMD (July 2013). 
2.3 Whilst Local Planning Policies are at the forefront of any considerations for new development, National Planning Policies must also be taken into account. The most relevant National Planning Policies to this development are set out within the National Planning Policy Framework (NPPF) which was formally published on 27th March 2012. The NPPF sets out that there should be presumption in favour of sustainable development. 
2.4
The relevant Planning Policies with regard to this proposal are considered to be:

· CS5- Managing the impact of growth and development

· CS7-Promoting Camden’s centres and shops

· CS8-Promoting Camden’s economy

· CS9- achieving a successful Central London

· DP10- Helping promote small and independent shops

· DP26-Managing Impact of Development on occupiers and neighbours

· Bloomsbury CA Statement

3. Planning Assessment 

3.1  The key concerns are considered to be:

a)
loss of retail Class A1 use floorspace, 
b] 
impact on the character and appearance of the area and the vitality and viability of the centre. 

c) 
the change of use & loss of retail floorspace 

3.2
Previous planning history is instructive insofar as a mixed retail use was retained at nos. 104-106 and financial and professional services use (Class A2) was granted planning permission under Ref. 2013/0711/P on 3rd April 2013. The planning officer’s report flagged up a number of policies which would also apply to the existing/proposed use. 
3.3 
The client wishes to retain the mixed A1/ sui generis use but with an increased retail aspect which would replace the existing waiting area which he considers not necessary. He proposed to retain the ground floor treatment room and the basement area as existing which consists of two treatment rooms and WCs and a small kitchen area. He has plans for the site and has recently obtained a special treatment licence via the Council’s Licensing Committee. 
3.3 
The proposal would therefore largely retain the retail aspect of the previous authorised use whilst providing a health service. The site is not located in a town centre. The previous use has vacated the premises and the previous planning application suggested a lack of viability for purely retail uses. The existing/proposed use is by appointment only and caters for up to 10 clients per day. The use is therefore considered to be low impact and not detract from the viability of the existing retail uses. No external material changes are proposed and therefore it is considered that there will be no detrimental impact to the character and appearance of the conservation area. 

3.4
The site is subject to a planning enforcement investigation who has contacted the client and advised that a planning application to regularise the use is submitted by the end of February 2014. 
3.5
Policy DP10 of the Development Policies document of Camden's LDF seeks to protect small shop units such as the one subject of this application. This site is not located within any designated Town or Neighbourhood Centre. In instances where small shop unit are located outside of any designated centre the Council will only allow its loss provided that: 

• alternative provision is within 5-10 minutes walking distance; 

• there is clear evidence the current use is not viable; and 

• within the Central London Area, the use contributes to local character, function, viability and amenity. 

3.6
In this instance, the site is within the Central London Area and there is other shopping provision within 5-10 minutes walk; at Marchmont Street / Leigh Street/Tavistock Place Neighbourhood Centre and at Brunswick Centre. 

3.7
The retail parade comprises the ground floors of nos. 90-114 Judd Street see table below). The previous scheme states that the units (104-6) had been vacant since August 2012 and the applicant acquired this application site when it was vacant in September 2013. The previous scheme was, according to the case officer report, marketed extensively over the ensuing period (print and internet classifieds, commercial agents plus ‘to let signs’ on the premises). The supporting information stated that due to the large floorspace of the premises and A1 Class, it has made it difficult to let. It is considered that the ongoing vacancy of this unit prior to occupation by the applicant’s business supports this view.
3.8
Notwithstanding the above the proposal is to retain and increase retail use to cover the whole ground floor area save for the ground floor treatment room. It is considered that the proposed use therefore does not depart from Policy DP10. In addition, the site is located close to neighbourhood centre 

3.9
In addition, the use provides health treatments which could also be considered to provide an additional community and leisure use in accordance with Policy DP15. And in Accordance with CS8, providing a new employment generating use, adding to the mix of employment uses in accordance with paragraphs CS8(c) and CS8 (f) and CS7 (f) and CS5 (a) and CS5 (f) 
3.10
The proposal will not impact on the Bloomsbury Conservation area and therefore will not depart from Policy DP26 or the Bloomsbury CA Statement.

4.0
Intensity of use and employment generation

4,1
The health treatments provided by the proposed use are by appointment only. The customer base is varied in socio-economic terms with most clients living or working in the surrounding area. The average number of clients is 10 per day for the treatments with minimum appointments times of half an hour. Three staff are employed on a part time shift basis with an acupuncturist employed three days per week. There is currently one FT employee with no more than 3 staff present at any one time. Should the retail aspect of the business grow as expected then it is envisaged that an additional member of staff is required.
4.2
Whilst customers for the associated retail produces can purchase these on a walk-in basis, it is envisaged that most sales will be done online.

4.3
It is considered that the employment provided compares favourably with a retail use.

4.4
The proposed hours are daily from 1000-2200 hours to accord with the hours granted by the special treatments licence. It is argued that this is comparable to other uses. Given the site’s location and the low impact of the use, no adverse impact on the amenity of residents in the surrounding area is anticipated. 

5.0
Accessibility
5.1
The ground floor treatment room will provide ease of access for mobility impaired patrons and other disabled patrons e.g. blind or partially sighted. The other two treatment rooms will be retained in the basement.
6.0
Conclusion

6.1
In conclusion, this scheme retains for the most part retail use at ground floor level albeit associated with the use for health/spa treatments. It is a low impact use provided a new facility within a Central London retail parade. Long vacancy rates with regard to this premise suggest a lack of viability for the authorised sole retail use. As such is considered to be in accordance with relevant Planning Policy and Guidance
Yours Sincerely,

Myles Joyce MRTPI

AFA Planning on behalf of Bamboo Natural Therapy Ltd
