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1 . 0  Introduction 

P U R P O S E  O F  STATEMENT 

11 CBRE Planning have down instructed by Charlock, Street preeminent Holdings Ltd to prepare 

a sespostare to support the proposed composite AT Odt development at 61, 63 and 65 

Charkess Stang, which involoys, the change of use and consolidation of the existing 

properties to include a new water concept store at Wound floor of nos. 61 and 63 and 

basement level of nos. 61,63 and 65 together with three new residential units on the uppe, 
floors of 61 and 63 Charlotte Street, 

1,2 The statement considers the proposal in terms of the policies in the development plan and 

related planning policy Screening, as well as the National Planning Policy Framework 

(NPPF), It should be read alongside fire separate Planning Statement, also prepared by 

CBRE, and a range of other doncomener submitted in sopped of the apraicafirrri~ 

T H E  A P P L I C A T I O N  SITE 

1,3 The site is located nmd~swy along Charrothe Street between Goodgis Street and Tottenham 

Street, approximately 275m train Goodge, Street Underground Station and situated within 

the Charlotte Skeet Conservation Area, The p r o p "  connify pay a terrace of brick built 

period buildings who lower ground floor and three upper floors on the wasent, side of 

Charlotte Plural of numbers 61, 63 and 65, The properties form part of a block comprised 

principally of period properties between Tottenham Street to the north, droughts, Piece to the 

sersh Goodge Sterst to fire south end Chorlaffic Street he fee east. 

1 A  rho buildings are in use as follows: 

* 61: Vacant of hicescurad, ground and uppy, floars, fed oil previously used as office, 

ffilpi 

* 63: Boosproub in use for storage frommea, the ground floor in use us knit scion (All 

with office uses 81(c) vapor; 

IN 65: Basement in ancillary office space, ground door !it use as a orock bar (All with 

residential units (0) above. 

P R O P O S E D  A I / A 3  FLOORSPACE 

1,5 Our client proposes a bespoke retail concept store at ground floor and basement level of 

the properties which is currently being described as T̀he Charlotte Street Market'. The 

concept is a 'shop and chniusumerience, with food and drink goods sold from retail 
floorepace which sits alongside cancruceatuara space of basement exal. This will be a 
unique mix of retail and food and drink uses not currently available elsewhere, within fine 

Charicup Street and wider Romant area, 

1 6 The new facility sawid cescriley fine ground floor of nos. 61 and 63 and The and basement of 

61, 63 and 65 Charlene Street, which would be linked mpernmfly~ Originally it was 
proposed ut include no, 65 within the proposed consolidated retail unit at ground floor, 

However, following extensive consultation with members of the public and Officers, of 
London Borough of Camden, the applicant decided to retain no. 65 as a separate rated 

unit. No, 65, Shearson is proposed to be used as a butcher shop and form part of the 
overall adoil experience but sit as a separate retail unit, No. 65 is already in At retail use 

as planning permission is not required for the use of the premises as a butcher shop, and it 
therefore does not form part of the application. 
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1.0 Introduction 

1,7 The ground floor will comprise 213 sq,m of aded baces rose sale and display of fraud and 
ch ink p r o d u c e  including greengrocer, bakery, fresh too a n d  s u p e r  Oncluding take away 

coffee sided a n d  dry g o o d s  such a s  froses, oils, spices sec. 

1,8 Basement gives call corcummardwe the dining areas comprising 186 of net Incursions, a 
chance and vane retail area of 75 scrui net sales flovessurcest~ The remainder of the 
Accordance will include coculasse, coma' figs, customer toilets and much of house sooner 
including kitchens, storage, staff room and office. space, 

1,9 The dining areas are entirely ancillary to the main purpose of the premises as a retail 
among, The proposed business mockh is an ethos similar to other Iffertyle' concept stores 
such as 'Fresh and Wild' in Soho and the 'Natural Kitchen' in Morgelsome mich offer a 
variety of fresh and ethically sourced produce together with a 'shop and dine' experience 
such that the foods decidable wehin the casual dining areas are the some produce that 

customers con remnants, within the store. 

IA0 The ethos is to at wride fresh produce which, so far as possible, is locally sourced. The 
mostiones is that it should b e  a n  i n d e p e n d e n t  operation; there is n o  intention that it should 
t o =  p a n  of chain at multinational. 

1,11 In d e m a n d  terms, the p r o p o s e d  ase w o u l d  b e  o m i x  of A I a n d  A g .  A i m e d  all of the ground 

fkay, w o u l d  b e  for A t  use a d  the boreencent a a d s  of A T ,  A 3  a n d  ancillary retail uses, 

I A 2  T h e  g r o u n d  floor spaces at 6 3  e n d  6 5  Chadorflis Street are currently in A ]  use, a n d  could 

b e  c o m b i n e d  without flas n e e d  for planning permission, Hoverter, permission is required for 

c h o m p ,  of use the g 0 0 0 d  floor g o e s .  of 6 1  C h a r i s m a  Street a n d  to, the bassomest of all 

three units, a n d  that is the focus of this statement, 

I A 3  T h e  propirsols n e w s  b e e n  carefully d e v e l o p e d  to r e s p o n d  to c o m m e n t s  f r o m  the Council 

a n d  m o o l  residents. T h e  proposals proside a u n i q u e  a n d  i n d e p e n d e n t  retail offer that is not 

available elsewhere within the Figrodia area, that will enhance the character of the area, 
T h e  proposals will b e  carefully m a n a g e d  through a variety of planning c e n t e r s  including 

planning conditions, 

B E N E F I T S  O F  T H E  PROPOSAL 

1.14 The Al/A3 element of the proposed dicalsormsen would have a range of benefits, 
including: 

* Bringing unit 61 back into viable use, thereby replicas taffindso, use of redirchar, 

Property; 

* Reducing the used for knou residents to novel in order so purchase staccany goods, With 

a consequent endamearepil benefit; 

0 The southeast of case jobs, 

S T R U C T U R E  O F  STATEMENT 

1.15 Notwithstanding the benefits of the proposed development, we coruscate that there is a 
numner of planning Ferry tests which need so be satisfied before the At /A3 flocrepace can 
be considered acceptable, 

1.16 The musainder of far statement addresses these logo and is structured us follows: 

8 Section 2 provides a review of the planning policy against which any application will be 

denstnesch 
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1.0 Introduction 

* Saction 3 re,iero potentially ossa-enfionly preferable sites; 

* Section 4 considers the impact of the loss of smaller units; 

* Section 5 considers the impact of the consolidofion of existing and addition of " s ,  Al 
flooropoce in a single unit; 

* Sectiou 6 considers the impact of the proposed AS use; cmd 

* Section 7 dm,,s orerall conclusions. 
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2.0 Planning policy review 

CONTEXT 

2A Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that planning 

applications ore determined in accordance volh the development plan, unless material 

considerations indicate offilmoser. 

2,2 The National Planning Policy Framework (NPPF) confirms this approach, noting that the 
planning eastern is pkm~led, with the d e v a l m e n t s o  plan, w h i c h  includes a d o p t e d  Local 

Planar a n d  n e i g h b o r t m o o d  plans, the ssartry; point for the d e p a r a i n a m o n  of a n y  pareeng 

coluicalion, In this c a s e  the d e v e l o p m e n t  plan is f o r m e d  of 

* The London Plan (published July 2011); 

* Camden Cant !ampro 2010-2025 (adopted November 2010); 

* Camden Development Policies 2010-20'25 (ockaded November 2010), 

2 3  Other rometich considerations include~ 

a The National Planning Policy Framework, 

H The C L G  Practice Guidance on Need, Impact and the Sequential Approach; 

III Supplementary planning documents, notably London Becough of Camden's Planning 

Guidance for Centel London 511), 

2.4 Emerging local planning policy nory ofec, be arrested, W e  are aware of the Fiduccla Area 

Action Plan, a cooked draft of which was published in February 2012, but attach little 
archda to it, groat Ore e n d s  stage in it preparation, the fact that it h a s  nor p o p e  considered 

b y  the Council a n d  that if class not arpres.ect Council policy 

2.5 In this section wes a w r o w  the dewtholaracrof plan a n d  super motioned considerations relevant to 

th. A I I A 3  e l e m e n t  of she proposed a n d  c o n c l u d e  b y  setting out the key planning issues they 

raise cond that eased to b e  a d d r e s s e d  if res p r o p o s e d  d i w e l o p m e m ,  is to b e  pernoted, 

2,6 W e  focus o n  policy relming to the application site's location a n d  d e v e l o p m e n t  management 

policies coloring to retail a n d  t o w n  centre uses, A n  analysis infaider planning policy is set 

out at in the planning statement 

D E V E L O P M E N T  P L A N  POLICY 

T h e  London Plan 

2,7 Policy 4 1  of the Launch Plan says that in sming planning decisions on proposed trend and 

town comes development, the following principles should be applied: 

* The scale of retail, conunercsia, suitors and leisure development should be related to 
the size, role and andree of a town counts and its cordirmenh 

* Retail, commercial, culture and leisure development should be focused on sites within 

town reverse, or if no m-cmure sites are, available, on sites on the edges of centres met 

are, or c a n  be, well integrated orth fire e x h u n g  strains a n d  public transport; 

' s w e e n  2 of the N P P F  respace, In., the Level H o u  Is In. p a n  far the future dowayeoncruff of in. Irani 

runs, a n d  shot normal rare a m p e r s e  or a r e  ennocal policies, which under the T o w n  r e d  Courn, 

Planning Regulakeno would W croodered to be doratepruent pion documents, form less of the Local 

Plan, it r e .  its,. ser, the year, inductor old f r o o d e  n i  h e , .  b e c e  seved core it. 2 0 0 4  cm, 
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2.0 Planning policy review 

8 Proprooks far n e w ,  o r  extensions to existing, e d g e  o r  our of werre, d e v e l o p m e n t  will be 

subject to o n  a s s e s s m e n t  of Impact 

1 8  Policy 4,8 deals with the n e e d  to support a successful a n d  diverse retail torten T h e  policy 

requires decision m a k e r s  to, a m o n g  other thsngs~ 

* Support proposals for convenience retail, porficularlyin District, N e i g h b o u i l h o o d  and 

m o r e  local contras, w h i c h  help to secure a sustainable pattern of provision a n d  strong, 

lifetime maghtfusurboods; 

* Support proposals w h i c h  help to maintain a n d  e n h a n c e  local a n d  raughbourhound 

s h o p p i n g  a n d  fircilifity, providing local direct a n d  anaces, 

* Prevent the less of retail a n d  related facilities that p r o a d e  essential convenience and 

g a d o o l p f  shopping; 

* Support additional local convenience s h o p p i n g  a n d  seraces facilities at a n  corpricarmars, 

scale in umser-sareed locations accessible b y  wislong, cycling a n d  public trandsom, 

C o n s e d o n  C o r e  Stratefif, 2010-2025 

2,9 Dealing first with fire danguricar of n e w  retail d e v e l o p m e n t ,  Policy C S 7  of m e  C o r e  Stronger 

says that the Council will cards a securteend a p p r o a c h  to retail a n d  other k n o r  a r m o r  uses 

outside of~ 

* King's C r o s o x d  Pancras; 

* Eaton; 

* C a m d e n  Town; 

a A s  part of r e d e v e l o p m e n t  s c h e m e s  in the g r o w t h  ounce of T o t t e n h a m  Court Road, 

H o l l o o m  a n d  W e s t  frompstated Interchange; and 

2 , 1 0  T h e  policy also says Ifeck the Council will suppeol limited provision of small s h o p s  outside 

casettes to m e e t  r M a d  needs. 

2,11 Turning to the p o s e c d o n  a n d  e n h a n c e m e n t  of C a m d e r r ' s  severe, Policy C S 7  says that says 

that, a m o n g  a n y ,  things, the Council will: 

* provide far, a n d  misheard, a r a n g e  of shops, versions, forch drink a n d  entertainment 

a n d  othe, suitable uses to Moving, variety, divaincy a n d  choice: 

* Protecting a n d  p r o m o t e  small a n d  i n d e p e n d e n t  shops, a n d  werse the lose of shops 

w h e r e  this w o u l d  c a u s e  f a r m  to the character a n d  function of a cancer 

* M a k i n g  sure that food, drink a n d  entertainment uses d o  not h o v e  a harmful i m p a c t  on 

r.sidtahe a n d  the local m e n ,  a n d  focusing s u c h  uses in C a m m e W s  Central Loact 

Frontages, I o w n  C a r n e w  a n d  the fdng~s C r o s s  Opportunity Asoccu 

* Supporting a n d  protecting C a m d e n ' s  I m a l  shops, markets a n d  areas of specialist 

shopping; and 

* Pursuing the individual planning objectives for e a c h  centre, set out later in the Core 

strategy, 

2 , 1 2  T h e  oppitcalan ass lies a s h . a s w i l k  f r o m  the T o t t e n h a m  C o w t  g o r d / C h o r i n g  C r o s s  Road 

Central L o n d o n  Frontage a n d  the G o o d g e ,  Street a n u g h b o r d e m a d  Conte. 
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2 . 0  Planning policy review 

2.13 The Core Strategy explains that in the former the Council wishes to, among other things, 

promote and preserve the specialist retail character of both Tottenham Court Rood and 
Charing Cross Road by managing the level of shop and food, drink arid entertainment uses 
in these areas, in line with the approach set our in its Planning Guidance for Central 

London SPD, 

2,14 It also explains that in neighbourhood centres the Council will 

* Seek to retain a strong element of convenience shopping for local residents; 

* Carefully assess applications for food, drink and entertainment to annimbe the impact 

on local residents and the local area, 

C a m d e n  Development Pchicies 2010,2025 

2.15 Policy DP12 of the Camden Development Policies DPD says that the Council will ensure that 

the development of shopping, services, food, drink, entertainment and other town croure 

uses does not cause harm to the character, function, vitality and viability of a crentre, the 
local area or the amenity of roughbours. 

2.16 It further notes that it sell consider 

* The effect of m,redril development on shopping provision and the character of the 

centat in which if is located; 

* The c.rus-latwe impact of food, drink and entertainment uses taking into account the 

number end distribution of existing uses add non implemented planning permissions, 
and any record of harm caused by such uses; 

* The impact of the development on nearby residential uses arid amenity, and any 
prejudice to future residential development, 

* Parking, stopping and scraping and life effect of the development on ease of movement 

on the footpath; 

* Noise and vibration generated either inside or outside of the site; 

* Fumes likely to be generated and the potential for effective and unobtrusive ventilation; 

* The perenfrol for crime and anti-social behaviour, including littering, 

O T H E R  M A T E R I A L  CONSIDERATIONS 

National Planning PoNcy Framework 

2.17 The NPPF identifies to. issues to be addressed far main town contre row~i the sequential 

test and impact, h says that where an application foils to satisfy the sequential test or is 
likely to have a significant adverse impact it should be refused. 

2,18 The NPPF explains that local planning authorities should apply a sequentim approach to 
planning applications for retail arid ensure uses that are, 

' These due defined as neil dov.1s,un.at locluding anusherns. risks ad Farson, cutlet rented, 
learn., entertainment ficcifia. the more intensive such and noveralron usev (including cinemas, 

restaurants, driv.-thoush mcfer,mon, ban and pub, arghud.1s, ason., h.ah and fifireas watux, 
indoor owning at., and for,. fulle); safires; and ark, c.rWo, add roandra reocknorent 
(including thealren, caresurcs, g.1teries end recruit falls, foreas and ouffacure boilifed, 
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2.0 Planning policy review 

* Not in on existing centre; and 

* Not in accordance with an up to cars Local Plan 

2,19 It goes on to say that: 

* Level planning authorities should require main town comes uses to be in town retorts, 
then in e d g e  of counts locations, wish out of cantre sites considered only if suitable sites 

one not available in those locations; 

* W h e n  considering e d g e  of c e n n e  a n d  out of courts katsions, preference should be 

given to accessible siuss that are well c o n n e c t e d  to the t o w n  confirto 

* Applicants a n d  local authorities should d e m o n s t r a t e  flexibility o n  issues such as ficamm 

and scale. 

2,20 The parts also says that local planning authorities should require an impact assessment of 

oil retail, leisure and office development that is: 

* Ourtsidisofecounconfars; and 

* Not in accordance with an up to dole Local Plan; and 

* Over a proportionate, locally set flocrunfroce threshold (or, if thens is no locally set 

threstood, poor 2,500onm), 

2,21 11 explains that this should include a n  a p p o e m e n t  ofi 

* T h e  miginct of the proposal o n  existing, c o m m i t t e d  a n d  p l a n n e d  public a n d  private, 

investment in a counts, or carries in the catchmeare a r e a  of the proposal; and 

* T h .  oilesuct of the proposal o n  peart oterans, vitality a n d  habifity, including local 

c o n s u m e r  choice a n d  trade in the t o w n  sectors, a n d  wider area, u p  to five yerno f r o m  the 

time the application is m a d e  (or ten years for m a j o r  schenavoij, 

O t h e r  todouressicubfishard n a n n i n g  policy 

Planning Guidance for Central London SPD 

2.22 The purpose of the SPI) is to provide additional flumance on how policies in the U j  are 
interpreted and implemented. The SPIT, indicates that the application site is located want a 
defined commercial frontage. 

2.23 Dealing finat with food and drink uses, paragraph 9,10 of the SPE) says that such uses in 

Finr000 are subject as the personal guidance set out in section 6 of the SPET, In section 6, 

paragraph 6,4 explains that when the Council receives a planning application for a new or 
extended food, drink and entertainment use, the Council will consider whether it wflt~ 

* Be located in a broadly acceptable location for that type of activity; 

* Not adversely affect the particular street frontage of area in which it is located; and 

8 Not create untowaystable harm in its specific locaflon, 

' The policy does not con. w h e r e ,  this is ,.I ones a, g, not floor one, 
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2.0 Planning policy review 

2,24 Paragraph 9,12 ond states that planning per mission for development of food, drink and 
entertainment uses troy an emitted normally to a maximum of 2 5 %  of total units in each 

onsenesmich hearings 

2,25 Paragraph 9,15 deals with thil uses, noting that new or extended uses should generally of, 
small scale, with a maximum gross floor area of 100orm, However, it goes on to explaim 

that exceptions will be made where. it can be demonstrated that larger uses will not 

* Creole mcmdul impacts; or 

* Undforroys the charcyco-of the. are,(, 

Emerging planning policy 

Fitzropo Area Action Plan 

2,26 Principe 4 of im, emerging Area Action Plan says that 

The Council will guide proposals for large, A I shops over, I (sholum sequentially to the 

Tottenham Exact Read Central London Frontage and then the Gicagger Street 

Neighbounhood Centre 

The Council will support the development of scroll A L shops itrereargly under loodisch in, 

Returns provided that they contribute to the character, function or vitality of the uses, and 

do not harm the amenity of neighbrount 

Where appropriate she Council will seek nodusem of uses that decrease street fuselages within 

mor-wereetaren deredidensch, including screall affordable A I shop units (generally under 

plyncing, 

2,27 prostate 6 of rhe emerging Area fielose, Plan says that 

The Council will guide proseconds for Food, drink and smandimend uses to the Tofflunfacro 

Court Read Central Londl Forrorge, sensuously large, proposals inner hooseem and those 

acquang late night operieforn offer, 11.30 istry, In the Tottenham Court Road Contest London 

Frontage the Council will seek to ensure that the proportion of food, drink and entertainment 

uses data net exceed 25% of the units in any individual frontage, 

The Council will also guide proposals for fread and drink uses which ore under 700&qm and 

do not seek late operation to the Store Street penghbourhood Centre and to undissagreseed 

fiessupecs where appropriate. In the Store Street yessighboubsoced Centre the Council old seek 

to ensure that the proportion of food and drink uses does not exceed 25% of the units in the 

Centre, 

In the Cappland Stuart end Goredge Street pleddebronfould (nopers, end other designated 

Footsore frouldope the Crouch will resist dessilopmentrarsdary, additional hady drink or 
entertainment use& 

2~28 As we note above, we attach very limited weight to has document, onver +at it is crancely in 

the early stages of preparation, hop nor been considered by the Council and does not 

represent cisucc6l entry, 

K E Y  ISSUES 

2~29 Our review of planning policy lends us to conclude that the key planning policy issues 

related to the Al and A3 fluorescent are, 
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2.0 Planning policy review 

5 Given the site's location outside a defined town ounce, whether there are any 
sequentially prehouble sires that nee suresby. and srasilable and on which dswelopment 

,mr,id be aable; 

A Whether the low of a small At unit (no, 63) can be testified and heaher a srraillier unif 

. . .  Id be inolmled as prou of the scherce, 

9 W h e t h e r  the construm of a c a n  with m o r e  A T  flowsperce t h a n  is typically e n c o u r a g e d  at 

this icuotemn can be i.stified; 

It sihiraher the provision of A 3  firwasposs c o n  b e  justified at this drow, of location, 

2 , 3 0  W e  ousch this o s e c l u d o u  hisong roared that the p r o p o w d  falls b e l o w  the N P P F  three h o l d  ca 

2,500saim, for a fiH i m p a c t  assessment, but r e c o g n i e n g  that C a m d e n ' s  o w n  planning policy 

requires a n  a s s e s s m e n t  of a n u m b e r  of spetific unpoch~ 

2,31 W e  rowers these issues in the following sections, 
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3 . 0  Sequential assessment 

A P P R O A C H  T O  S E Q U E N T I A L  ASSESSMENT 

Asswronere of availability, suitability and stability 

31 Our assessment of coaklability, suitability and wealth, follows the advice in the C L G  Practice 
Guidance on Need, Impact and the Studernal Arndcysch~ 

3.2 W e  start from the position that the units at 61, 63 and 65 Charlotte Street are available and 

suitable and the as of the units for Al/A3 purposes in the quantum proposed is viable, 

Area of search /order of search 

3~3 W e  here searched for sites in the Tothatkarn Court Road Central London Frontage. The 

proposed AI/A3 offer is unlikely to be relevant to the Tottenham Court Road retail offer; 

what is proposed is intended to draw on the charoder of Charlotte Street, 

3 A  W e  have not searched the full length of Tottenham Court Road as the proposed Al /A3 use 
is intended to serve local residents of, visitors to and students and workers in the immedfim. 

Charlotte Street area, W e  have, therefore, restricted our search to units within five minutes 

walk of the application site, iw, to Tottenham Court Road's function with Bayley Steel 10 the 

south and to do junction with Copper Street to the north, 

3,5 Having considered sites in the Tottenham Court Road Central London Frontage we then 

turn to those in frut Goodge Street Neighbourrhood Centre. 

Flexibility 

3 A  W e  recognise that the NPPF says that applicants and focal planning authorities should 

demonstrate flexibility on issues such as format and scale. With that in mind we have 

considered-* 

Scale: In undertaking our sequential assessment we have considered whether if might 

be possible to reduce the amount of space devoted to Al or AS floorepere (including 

back up and oncillury space), albeit without changing the character of the proposed 

development to the extent that its intended purpose as a 'shop and dine' experience is 

lost, 

* & a p e  for distegfiregisfilan W e  do not think it resse,rokso to droggreguas the Al 
florarspacts from the A3 fourspace, as what is proposed is a 'shop and dine' experience. 

The two uses are, therefore, inextricably linked. 

P O T E N T I A L  A L T E R N A T I V E  SITES 

Sites in Tottenham Court R o a d  Central London Frontage 

179 Tottenham Court Road 

3~7 This vacant unit is being marketed by Ian Scott rearnadom,14, At 750sqfi (70sqm) the unit is 

too small to accommodate the proposed 'shop and dine' experience, even allowing for a 
slightly smaller restaurant and/or retail offer, It is therefore unsuitable, 

Sao Are.. date 27 thorento,, 2012 
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3 . 0  Sequential assessment 

Sites in G o o d g e  Street Neighbourfrood Cenfre 

62-63 Tottenham Court and 1-7 Goodge Street 

3,8 These units ore currently the subject of two planning applications (LBC ref 2012/2213/P 
a n d  2 0 1 2 / 2 2 2 0 / P ) .  Both are m i x e d  use s c h e m e s  w h i c h  include 500schm, of retail 

flocumpace. Applications for conservation a r e a  consent h a v e  also b e e n  submitted ( L B C  ref 

2 0 1  2 / 2 2 1 4 / C  a n d  2 0 1 2 / 2 2 2  1 /C), 

3.9 Previous applications for planning permission L B C  ray 2 0 1 1 / 1 8 2 1  /P) a n d  couserstoon 

a r e a  consent L - B C  ref 2 ( 1  w e r e  refused in N o v e m b e r  2 0 1 1 ,  T h e  f o r m e r  is now 

the subject of a n  a p p e a l  (PINS very A P P / X 5 2 1  012/2177819). 

3 , 1 0  G i v e n  the planning history of the site a n d  o n g o i n g  appeal, the delverability, a n d  therefore 

the availability, of the retail floorspace p r o p o s e d  is fca f r o m  assured. M o r e  critically, the 

p r o p o s e d  retail floputience w o u l d  b e  too small to a c c o m m o d a t e  the prosineed 'shop and 

dine' experience, It is therefore unsuitable, 

26 Goodge Street 

3.11 This unit is currently vacant. W e  have been unable to identify who, if anyone, is marketing 

the property, which suggests it may be unavailable, In any case, it is evidently too small, 

even allowing for a slightly smaller restaurant and/or retail offer, 

27 Goodge Street 

3 1 2  This vacant unit is being marketed by Savoy Stewart'. At 554refft hierarch the unit is too 

small to accommodate the proposed 'shop and dine' experience, even allowing for a 
slightly smaller restament and/or retail offer, It is therefore unsuitable. 

31 b Goodge Street 

3.13 Although the agent's marketing board remains, this bosk unit has now been let It is 
therefore m w w c l a b l e ~  It w a s ,  in a n y  case, too small a n d  therefore unsuitable. 

39 Goodge Street 

3,14 This vacant unit is being marketed by Darts Coffer Lyons'. At 1,020sqft (I 00sqm) retail 
sales a r e a  the unit is aso small to a c c o m m o d a t e  the p r o p o s e d  'shop a n d  dine' experience, 

e v e n  allowing for a slightly smaller restaurant a n d / o r  retail offer, It is, therefore, unsuitable, 

C e n t r a l  Cross 

S A S  CBRE were specifically asked by LB Camden to consider Central Cross as a potential 

alternative site, This site was mcenfly granted planning permission for infiling of an arcade 

fronting Tottenham Court Road to create larger retail units, 

1 1 6  Given the finnescales involved and that the existing properties are currently occupied and 

are therefore not considered available 

Arreas onto 2 7  N o v e m b e r  2012 

' s e e  ~, 1 4, Aroxes 

cars- 27 N o v e m b e r  2012 
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3.0 Sequential assessment 

CONCLUSIONS ON THE SEQUENTIAL APPROACH 
317 Having examined patentiol alternative, sites in 1he Tottenham Court Froad Central London 

Frontage and Goodge Sineet Neighbornhood Centre we conclude thm there are none that 
ore suitable. None, therefore, are sequenfinlry preferable 

CBRE 



4.0 Impact of loss of smaller units 

4 1  Policy C S 7  of the C a m d e n  C o r e  Strategy seeks to protect p r o m o t e  successful a n d  vibrant 

centres throughout the b o r o u g h  by, a m o n g  other things: 

* Protecting a n d  p r o m o t i n g  small a n d  i n d e p e n d e n t  shops; and 

* R a s p i n g  the loss of s h o p s  w h e r e  this w o u l d  c a u s e  h a r m  to the character a n d  function of 

a Contra, 

4~2 Crucially, the application site lies outside a defined t o w n  cenae, not within, a n d  thus this 

policy c a n n o t  sensibly apply, W e  recognise that the site falls within a defined commercial 

frontage, but 

* C o m m e r c i a l  foontaties are not defined t o w n  ourres; and 

* In a n y  case, the s c h e m e  that w o u l d  replace it w o u l d  riot c a u s e  h a r m  to the character 

a n d  function of the frontage, for the reasons set in the following carbon, 
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5.0 Impact of proposed Al floorspace 

BACKGROUND 

SA Paragraph 9,15 of the Revised Planning (hushime for Central London says use, so 
extended uses should generallybe small sader, with a maximum gross floor area of 

100youra, W e  revreguice rival the proposed dawasposent A) fintrusecor eacesers ifast 

threshold. 

5,2 Hoess,er, foarroganch 9,15 goes on to explain tied xrouroons aill be noccas versus it can be 

dennerestaread that larger care wilt not, 

* carsh, harmful m a x a m  or 

* Undermine the chancrous of the spurt, 

5~3 In our view the iogods of tire proposal ore not harmfin (or at least star to the extent thw the 

impacts cannot be orecietvantly militated by coaddion or legal astuawareal and the proposal 
venial not undermine the character of the ours, for the reasons " set out below 

E X T E N T  T O  W H I C H  H A R M F U L  I M P A C T S  ARISE 

Policy context 

5 A  Policy Din 2 of the Catuden Development Policies DPD says that the Council will ensure that 

the development of town cenfire uses, including retail, does not cause heart to the character, 

function, vitality and viability of a contre, local area or the amorally of neightersurs, and that 

in doing so it will ccmader a tonge of Motors, each of which we. consider below, Our focus 

is on if,. At alement Of the proposal; the Ad reanera is considered in section 6 of rho, 

sperenem. 

The effect of ruen-retchl deculdoirtnerit, o n  shopping provision a n d  the 

character of the contra in which it is located 

5.5 The focus of this seduar e on live afffiLl element of the proposal, However, in short the non 
retell demenaz 

* Are located of basement level and the role of the chance space is in conjunction with the 

coseall .fail offer i... not as a separate restaurant or cafe; 

* The hours of operation of the menil offer end It,. secret dining sell be carefully 

managed through the use of planning confilosay wlych~ 

Control the forms of usage with tire renteresse closing of I 0.00par from Monday 

through to Saturday and fdon on Sundays and Bank Holidays; 

The proportion of the dicing space enhin tire overall development and number of 

cower, voll be the subject of a planning candifion. 

* The mun-whall A3 nnissuatia elproent is considered in section 6 of this statement, 

The cumulative h o p e d  of food, drink a n d  uses parkins; into 

account the n u m b e r  a n d  distribution of existing uses a n d  roon-inaclortwortand 

plarrying permissions, a n d  any record of humor caused by such uses 

5,6 The focus of idis weaker n~ on the istfiel treareno of the eventual; the neonatal A3 

rescaurarn element is considered in section 6 of this sadenneat 
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5.0 Impact of proposed A l  floorspoce 

The m o p e d  of the development o n  nearby residential uses a n d  amenity, 

a n d  any prejudice to future rcssiderrfia~ development 

5.7 Residential amenity is addressed in the Planning Statement submitted in support of the 

application, The impact on parking, stopping and servicing and the affect of the 

development on ease of movement on the footpath 

5,8 Servicing are addressed in the Seuncing and Dowery Statement submitted in support of the 

application, For the reasons set out in that statement we are content lost there will be no 
unacceptable impacts compared to the existing arrangements on Charlotte Street. 

Noise a n d  vibration flonsuated either probe or outside of The site 

5.9 Noise and vibration are addressed in tire Planning Statement submitted in support of the 

application. A noise assessment as undertaken to inform the choice of plant and 

machinery 
- 
the existing plant to the rear of fire premises will be consolidated and replaced 

with new machinery that neers LB Camden's noise requirements, W e  are content that there 

will be no unacceptable impact, or at least none that turner be adequately mitigated by 

condition a, legal agreemeat 

F u m e s  likely to be generated a n d  the potential for effective a n d  ureclearusive 

ventilation 

5,10 Fumes and ventilation are addressed in the Planning and Design and Access Statement 

submitted in support of the opplication, The basement kitchen areas will be adequately 

ventilated with dust work running to the rear facade of the p r o p "  dispersing above the 

proposed and existing readeracil uses. W e  ore content that there wilt be no unacceptable 

impacts in terms of fumes and littering. 

The potential for crime a n d  anti-social behaviour, including littering 

511 Shoppers are not a group knoven for high levels of criminal or onfi-social activity and we 

see liffle prospect of an increase in either. 

5 A 2  In terms of that, goods purchased from the A] Innocent would in almost all cases be for 

consumption in derabler's homes, not on the street, The prospect of an increase in later is 

therefore remote. 

E X T E N T  T O  W H I C H  C H A R A C T E R  O F  T H E  A R E A  IS UNDERMINED 

S A S  Much of Charlotte Streets character tornz from the uses it accommodates and the sizes of 

the properties, At ground level, Charlotte Street is chorneferised by a range of uses 
(including shops, offices, cafes, restaurants and bars) operating from relatively small units. 

Given the presence of At uses in the area (including at no, 63 which the subject of the 

application), the proposed At flocrapace would consolidate rather than undermine the 

character of the area, 

5,14 In terms of size of unit, no. 65 at ground floor level will be retained as a separate worl unit, 

in response to feedback from both US Camden and local stakeholder groups, The proposed 

development would retain separate shopfronk; for ties, 61 and 63 and much of the original 

party walls will be retained between nos. 61 and 63 with the exception of a small break to 
allow far circulation across the ground floor footprint, thus giving the appearance of too 
distinct units. Moreover, the At space would be divided info a number of sub-areas 

proadirig space for a greengrocer , 
bakery, dry goods, wine and cheese sales area and 
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5 . 0  I m p a c t  o f  p r o p o s e d  A l  floorspace 

has h o u l d  fi-urrnm as sm. [I e, no its. The choencle, of the area would hot, th.n.f.n., be 

~ud.,mmb, 

5,15 Additional background on the extent to which the exisfimg character of the units is retained 

is provided in the Heritage Statement and Design and Access Statement, 

C O N C L U S I O N S  O N  I M P A C T  O F  All FLOORSPACE 

5 1 6  W e  have co,adered whether the proposed At flocrepace, much of which already exists, is 
likely to create harmful impacts or u n d e r m i n e  the character of the area. W e  c o n c l u d e  that 

the impacts of the proposal are not harmful e n d  the proposal w o u l d  not u n d e r m i n e  the 

character of the area. 
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6.0 Impact of proposed A 3  use 

BACKGROUND 

6.1 As we note above, paragraph 9.15 of the Revised Planning Guidon as for Central London 

says new or extended uses should generally be small scale, who a maximum gross floor 

area of I 0 0 m m .  W e  recognise that the proposed A3 firompare exceeds that flhrvvhold~ 

& 2  However, the some applies to the A3 floorsacce as to the At floorspace: exceptions will be 

made what. it can be demonstrated that larger uses will not 

a Create harmful impacts; or 

IN Undermine the character of the are., 

& 3  As ard the At units, we are content that the criteria at Policy DPI 2 relevant to A3 use car 
be smisfied, provided appropriate conditions are imposed, for the reasons set out below, 

& 4  As is the case with the At flournsace, we consider that the impacts of the proposal are not 
lum mful (or at least not to the extent that the impacts cannot be adequately mitigmed by 

condition or legal agreement) and the proposal would not undermine the character of the 

oleo, for the reasons we set out apices. 

6~5 W e  also recogrum that a frontage policy applies in this area (paragraph 9,12, Revised 

Planning Guidance for Central London), whereby the amount of A3 floorstrace, in a 
frontage is limited to 25%, W e  also consider this below, 

E X T E N T  T O  W H I C H  H A R M F U L  I M P A C T S  ARISE 

Policy context 

6.6 Policy DPI'2 of the Carriden Development Policies DPD says that the Council will ensure that 

the development of town comas uses, including retail, does not cause harm to the character, 

function, vitality and viability of a courts, local area or the amenity of rusighbours, and that 

in doing so it will consider a range of factors, each of which we consider below. Our focus 

is on the A3 element of the proposal, following the analysis of the At element in fire 

previous section of this statement, 

The effect of non-retail development o n  shopping provision a n d  the 

character of the yonatc, in which it is located 

6.7 Dealing find with the impact on shopping provision, the proposed A3 flosespace will sit 
alongside new At floondpare, as port of a bespoke retail concept. For from putting of risk 
shopping provision, new shopping opportunities will he provided, 

& S  Turning to the impact on the character of the centre in which the proposal is located, tire 

scheme is not in fact located in a contra. This part of the policy does not, therefore, apply. 

I h e  cumulative inancot of food, drink a n d  onterhummusect uses taking into 

account the rournbor a n d  distribution of existing uses a n d  non-implemented 

planning permissions, a n d  a n y  record of h a m  caused by such uses 

fie W e  marquise that a number of A3 restaurants are present in the frontage in which the 

proposed development is located. However, the A3 florespare proposed as pan of this 

wastes lies in the basement, not in the frontage itself. It potential to cause harm is 
therefore much reduced, as we explain W o w  in addressing specific criteria on residential 

amenity, parking and serving, noise and vibration, emission of fumes and ventilation, and 

the potential for crime and onfi-eacial behaviour, 
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6 . 0  Impact of proposed A 3  use 

The impact of flne derecloprovent o n  nearby residential uses a n d  amenity, 

a n d  any prejudice to future residential development 

6.10 The location at the A3 floorsporce in the basement, rather than at ground level, means that 

residential properfies will be largely insulated from the AS rvne~ The applicant has agreed to 
the use of planning conditions, controlling the hours of usage with the premises closing of 
I O p m  between Monday and Saturdays and Spun on Sundays and Bank Holidays to further 

ensure that a sofisfacery standard of residential anceriny can be assured. 

6.11 Turning to the potential of the scheme to prejudice future residential development, the 

proposed development includes several new dwellings, Evidently, residential development 

will net be prejudiced. 

6,12 Residderfial amenity is addressed in more detail in the Planning Statement submitted in 

support of the application. 

The firripact o n  parking, stopping a n d  servicting a n d  the effect of the 

development o n  ease of newercent o n  the footpath 

6.13 N o  parking is proposed as pan of the proposals, Delivery and Servicing are addressed in 
the Delivery and Service Statement submitted in support of the application. For the reasons 
set out in that statement we are content that there ell be no unacceptable impacts, 

Noise a n d  vianstion generated either inside or outside of the site 

6,14 Noise and vibration are addressed in the Planning Statement submitted in support of the 

application, The existing premises include a significaur level of plant machinery which is, far 

the most pod, out dated. The amount of plant will be significantly reduced and 

consolidated. The selection of plant machinery was informed by a noise assessment which 

aereffied the existing noise levels at the property for a 24 hour period. The proposed 

replacement plant sell be selected to meet the relevant LB Camden noise standards. 

6,15 For the reasons set out in that statement we are content that that. will be no unacceptable 

impacts. 

F u m e s  likely to be generated a n d  the potential for affective a n d  unobtrusive 

ventilation 

6 A 6  Fumes and scunilati.n are odusead in the Planning and Design and Access Statement 

submitted in support of the application. N e w  duct work from the basement level kitchen 

areas are proposed which vulk be routed to the man of the premises dispersing above the 

existing and proposed residential uses. 

6,17 W e  are content that there will be ca seacepable impacts, a, of [cast none that carrest be 

adequately mitigated by condition or legal agreement. 

T h e  potential for native a n d  anti-socich behaviour, including littering 

6.18 W e  see little prospect of crime or onfi-social behaviour arising from the proposed AS use, 
These are more cruelly associated with drinking establishments where large numbers of 

people leave the venue of the some fi me, In this case, the focus will be on food and diners 

will leave at different times, 

6.19 W e  also think it unlikely that the proposed A3 use would result in additional litter; titter is 

more usually generated by Ad take away uses, not A3 restaurants, 
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6.0 Impact of proposed A3 use 

EXTENT T O  W H I C H  CHARACTER OF THE AREA IS UNDERMINED 

6,20 Much of Charlotte fdands, character throw finour the uses it acconcrodimes and the sizes of 
the properties, At ground level, Charlotte Street is chorechassed by a range sys uses 
itachuding shops, offices, abbe, restaurant and bars) operating firan relatively each units 
Given the presence of A3 uses in the area, the proposed At flocersapacy, swuld ostondidod, 
rather than under mine the character of flov area. 

6,21 In terms of size of unit, the A3 space is limited to 186 sq.m in total, located at basement 
tarsal and funcifiestand, as a pan of the overall 'shop and dine experience, thus the Ad 
foomprom, weird nor function, nor hove the character, of a large reparisive ressaircon, It 
would, therefore, be consistent with the character of the area, 

APPLICATION OF FRONTAGE POLICY 

6.22 The application site is located within a cammsecrat Insureds, defined in Crondears Revised 
Planning Guidance for Central London. Paragraph 9.12 of that decennial states that 
planning permission for development of food, drink and entertainment ustor may be 
granted normally to a maximum of 25% of east units in each Incomes, 

6.23 In this case, harasser, none of the AS flowsperecer is in the frontage, rather it is in the 
basement. There is, therefore, no reduction in the At bratheye, Indeed, the At 'retail' use 
sell be boosted by the proposal, as one of the units is currently a hairdresser and the other 
a snack bar, 

6,24 In any case, the frontage policy is designed to ensure that there will be as'patentiolly 
hormoul creentratuara'af food, drink and entertainment uses (Revised Planning Guidance 
for Central London, paragraph 9,13), and as we explain above we are content that to 
harmful impacts will arise, or of least none that cannot be adequately mitigated by 
crandrom a, head aticeemery, 

CONCLUSIONS O N  IMPACT OF A 3  FLOORSPACE 

6,25 We have considered whether the proposed A3 floonspace is likely to create hounfin impact& 
or undermine the. character of the area We conclude lind the impacts of the proposal are 
not harmful (or at least not to the extent that the impact-, anconal be adequately calapsand by 
condition or legal agrecamsed) and the proposal would not undromare, due character of the 
man, 
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7.0 Opportunity to include a smaller unit 

7 A  Relief D P  1 0  of the C a m d e n  D e v e l o p m e n t  Policies D P D  states that the C o u n a l  vail 

e n c o u r a g e  the provision of sneet slash premises by, onmergot other things, expecting ki,ge 

retail mer to include a proportion of s n o d h o  mote. T h e  ortilwal proposals presented to LB 

C a m d e n  through pre oprebtolorn discoadors, a n d  at m e e t i n g s  with key local sm1wholders 

a n d  the public exhibition p r o p o s e d  the inclusion of the g r o u n d  flocur of iner. 61, 6 3  a n d  65 

a s  part of rits, retail offer, In respence, ?o f e e d b a c k  f r o m  the Council the proposals have 

b e e n  a m e n d e d  to retain no~ 6 5  at g r o u n d  floor level as a separate retail una. 

7.2 N o .  6 5  Will b e  occupied b y  a butcher s h o p  bi conjunction with the Charlotte Street Nowlsve, 

H o w e v e r ,  as N o ,  6 5  is already in retail use, the p r o p o s e d  use d o e s  not require planruirol 

Permission a n d  thereinto d o e s  not f o r m  part of the application proposals, 

7,3 In a n y  coes, a n d  as w e  exploin p e a c e ,  the p r o p o s e d  d e v e l o p m e n t  w o u l d  retain the three, 

separate sholeftords, giving the a p p e a r a n c e  of three distinct units, a n d  internal voills would 

b e  astrined (albeit with g a p s  referring access b e t w e e n  the unit). M o r w a v e r ,  the A t  space 

w o u l d  b e  disided into a n u m b e r  of suborreas providing s p a c e  for a greengrocer, bakery, 

coffee/too arbel etc a n d  th.s it c o l d  fi.oction as smaller units. T h e  c a s e  for providing 

smaller units is thransficee unuch reduced, 
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8.0 Conclusions 

8 A  This statement is prepared in support of the A I /A3 element of a bespoke retail proposal of 
ground floor of nos. 61 and 63 and basement evel of 61, 63 and 65 Chances, forard, 

which spold be linked internally, 

8,2 The concept is a unique 'shop ced dine' experience operated by an independent trader, 

with food and drink goods sold from retail floorninnew which sits alongside 

space at basement level. The proposals are correctly described as 'The Charlotte St. set 

Market', This will be a exparcies, nue of retail and food and drink uses not available 

,dewfurre within the Charlotte Street fund weer Faecovia cou, 

8 3  The new facility would occupy the ground floor of nws~ 61 and 63 and basement of 61, 63 

and 65 Charlotte Sheet, which would be linked siberreaky, No, 65 at the ground floor level 
will b e  retained as a separate retail unit but will b e  u s e d  to provide a n e w  butcher s h o p  on 

Charlotte Street. This will b e  m a n a g e d  as a n  overall part of the retail offer of the 'Chadops 

Street Market'. 

8 A  The majority of the ground floyer would be devoted to fhe display and sale of food and sk ink 
products g l i e s m a  net sales), including front a grearecruscer a n d  bakery, 

8,5 M u c h  of the b a s e m e n t  ( 1 8 7  s q m  net sales) w o u l d  b e  given over to coural dining with a 

c h e e s e  a n d  w e r e  retail a r e a  (of 7 5  sent net) flas r e m a i n d e r  of the b a s e m e n t  is c o n f e r e e s  of 

c u s t o m e r  toilets a n d  a n d  b a c k  of h o u s e  activities, including a kitchen a n d  storage space 

8,6 T h e  key planning policy issues related to the A t  a n d  A d  p e n t h o u s e  at e: 

• Given the site's location outside a defined town werse, whealver there are any 
sequentially preferable des, that are suitable and m u n k i  and car which development 

would be redds, 

• Whether the loss of a small Al unit can be jushfired; 

Is Whether the creation of a unit with mors, At flaterstsoce than is typically encouraged of 
this location can be justified; 

0 Whether the provision of Ad flocrapace can be hisfified at his type of location; and 

a sprenho a arrecliter unit could be included as part of The scheme, 

8 1  W e  hove considered each of these issues and conducted thea: 

* There are no sequentially preferable sites in the Trusenham Court Road Central London 

Frontage (within 3 0 0 m  of the site) or berandge Street flarighbourhood Conere; 

* So for as policies discouraging ~he loss of smaller units one relevant in this case, the 

proposed development would not cause ham, to the character ond function of the 

frontage in which it is exceed, given that the existing indladual designates are retained 
a n d  that different parts of the s c h e m e  will function a s  different c e m e n t s  

. 
b o o n d o c k s ,  it 

should b e  n o t e d  that the proposals h a v e  b e e n  canifiondly revised to ensure the 

retention of r e , 6 5  as a separate retail unit at g r o u n d  floor level; 

* T h e  p r o p o s e d  A t  floorspace, m u c h  of w h i c h  already exists, is unlikely to create harmful 

impose, or undermines the character of the area; 

* T h e  p r o p o s e d  A 3  floorepoce is unlikely to create harmful imports or under m i n e  she 

character of the area, not least because it is at basement level; 

* it is not possible to include a sessilto unit as it w o u l d  i m p a c t  o n  the viability of the 

s c h e m e  a n d ,  in a n y  rose, the processed d e v e l o p m e n t  w o u l d  retain the three separate 

shonfronts, giving the a p p e a r a n c e  of three distinct units, 
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8.0 Conclusions 

8.8 We therefore reepectfufly recommend, subject to the assessment of issues addressed in 
offier suppoafiteg desements, that the app[icafton is approved. 
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