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WEL.886
r/o 322 WEST END LANE  LONDON NW6  1LN           

REDEVELOPMENT OF EXISTING SINGLE STOREY GARAGE TO FORM OFFICE SUITE AND A 1-BEDROOM MAISONETTE OVER

            DESIGN AND ACCESS STATEMENT





Origin of this application

This application is submitted on behalf of the owner of the application site which currently comprises a shop, being used as an estate agent’s office [Class A2(c)], a three storey upper part comprising a flat and a maisonette (C3) and a single storey extension at the rear used as a car repair workshop (Class B1) with off-street parking along the flank of the site.

The car repair workshop is now too small to accommodate the plant and equipment associated with this activity and is thus no longer able to function efficiently or economically.  

It is this workshop that forms the subject of this application; no other part of the site is affected by the proposals and this application seeks to redefine the use, retaining the B1 use at ground floor level with C3 contained within the two storeys above.
A previous proposal (planning application reference 2016/0626/P) to redevelop the site as two 1-bedroom residential units was resisted primarily due to Camden policies relating to loss of business premises and employment -- unless this could be proved to be unviable after a two-year marketing effort.

The current proposal takes note of and addresses this and the other grounds for refusal of the previous application, retaining the B1 use, albeit as an office for which the space is better suited both of itself and in the residential context, with a 1-bedroom maisonette over.

Design

The proposed redevelopment has been designed to conform generally to the requirements of Camden CPG 1, to the London Plan as well as Lifetime Homes – the proposed 1-bedroom, 1-person flat having the requisite overall minimum internal area, individual room sizes, external amenity space, cycle storage, etc.  

Again, the design of the exterior is subservient to the principal bulk of the flank of the existing building – but has been carefully considered to provide a contrasting, contemporary style, using quality materials and providing interest, defining its individuality whilst relating to the local streetscape in terms of scale and proportion and avoiding pastiche. 
The small self-contained office at ground level provides a useful small, self-contained suite adequate for up to four persons and is capable of open plan or partial subdivision with full height partitions or low level screening.
The proposed development will screen the view abive the existing garage roof of the rear of the buildings behind and thus provide a small but positive visual contribution at this end of West End Lane and an enhancement when viewed from and in the context of the West End Green Conservation Area which it adjoins.
Access
The ground floor office level precludes wheelchair access and is too small for ramp access, but will be fully accessible to ambulant disabled persons.   The upper floors maisonette is by definition inappropriate for non-ambulant persons.
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