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	Proposal

	Change of use from A1 to A1/A3 and installation of rear ducting and extractor fan.

	Recommendation:
	Refuse planning permission 

	Application Type:
	Full Planning Permission


	Conditions or Reasons for Refusal:
	Refer to Draft Decision Notice

	Informatives:
	

	Consultations

	Adjoining Occupiers: 
	No. notified


	40

	No. of responses

No. Electronic
	00
00
	No. of objections


	00


	Summary of consultation responses:


	Consultation period (letters to adjoining occupiers) 14/09/16 – 05/10/16.

	CAAC comments:
	N/A


	Site Description 

	No. 44 is located on the eastern side of Cricklewood Broadway between Rondu Road and Skardu Road. The host building is a three storey, mid-terraced property, dating to the early 20th century. The ground floor forms part of a parade of commercial premises, with residential above. 
There are existing flues and air conditioning units on the terraces rear elevation.
The property is in a neighbourhood centre, but does lie within the Central London Area. 


	Relevant History

	44 Cricklewood Broadway
2011/0929/P - Retention of 1 x ATM cash machine to front elevation of existing shop (Class A1). Granted 26/04/2011. 

38 Cricklewood Broadway

2012/5963/P - Installation of 2 x extraction flues on rear elevation and 3 x air condenser units at rear first floor level on platform in connection with ground floor level restaurant (Class A3) (retrospective). Refused 08/01/2013. 

Reason for refusal - In the absence of a noise and vibration report the proposal would harm the amenities of the neighbouring residential properties.


	Relevant policies

	National Planning Policy Framework (NPPF) 2016 

London Plan 2015 

LDF Core Strategy and Development Policies 

CS1 Distribution of growthCS5 Managing the impact of growth and development 

CS7 Promoting Camden’s centres and shops  

CS8 Promoting a successful and inclusive Camden economy CS11 Promoting sustainable and efficient travel 

CS14 Promoting high quality places and conserving our heritage 

DP12 Supporting strong centres and managing the impact of food, drink etc. uses
DP16 The transport implications of development  

DP20 Movement of goods and materials  

DP24 Securing high quality design DP26 Managing the impact of development on occupiers and neighbours 

DP28 Noise and vibration 

DP29 Improving Access 

DP30 Shopfronts 

Camden Planning Guidance (CPG)  

CPG1 Design (2015) 

CPG5 Town Centres, Retail & Employment (September 2013) 

CPG6 Amenity (2011) 

CPG7 Transport (2011) 001)  

	Assessment

	1. Proposal
1.1 The proposal is for a change of use of the ground floor from retail use (Class A1) to a mixed use of retail (Class A1) and restaurant /café (Class A3). This application relates to approximately 58 square metres of floor space. 
1.2 The applicant also proposes the installation of an extractor fan and flue on the properties rear elevation. 
2.  Assessment

The principle considerations material to determining the application are as follows:
· Loss of retail floor space
· Detailed design – the impact on the character of the host property and the wider area;
· Neighbour amenity - the impact on the amenity of adjoining occupiers
3. Loss of retail floor space
3.1 The site is located in a designation Neighbourhood Centre outside of the Central London Area. 
3.2 Camden’s Neighbourhood Centres provide for the day-to-day needs of people living, working or staying nearby.  They generally consist of groupings of between five and fifty premises which focus on convenience shopping, though other uses that can make a positive contribution to the character, function, vitality and viability of these centres.
3.3 In order to provide for and retain the range of shops in the borough the Council aims to keep a certain proportion of premises in its centres in retail use.
3.4 CPG5 states that in general the Council will resist schemes that result in less than 50% of ground floor premises being in retail use; or more than 3 consecutive premises being in non-retail use. The Council will also take into account any history of vacancy in the centre and the viability of retail use at that location.
3.5 The frontage of which the application site forms a part (Nos. 32-60 Cricklewood Broadway) consists of 10 separate units at the ground floor level. At the time of the officer’s site visit (October 2016), the current uses were as follows:
No. 

Premises

Use Class

32-34

Amouage (Café/restaurant) 

A3

36

Touch up Palace (Hairdressers) 

A1

38

Taste of Lahore  (Restaurant)

A3

40-42

Cricklewood Electronics 

A1

44

Illy’s Supermarket

A1

46

Hair 2 Cut (Hairdressers)
A1

48

Lewis Lettings
A2

50-56

The Beaten Docket (Public house)
A4

58 

Mango Grills (Café/restaurant)
A3

60

Cricklewood Broadway Surgery
D1

Use Class

Number

Percentage

A1

4

40%

A2

1

10%

A3

3

30%

A4

1

10%

D1

1

10%

3.6 Of the 10 units, currently only 4 are operating as A1 (40%), which is already below the recommended level and the applicant has not submitted any viability data or evidence of vacancy for officers consideration. The Council would not support any further loss of A1 use. The proposal to change the use of No. 44 from A1 to a mixed use of A1 and A3 would result in 30%, ie. less than 50%, of the units in the frontage being in A1 use, which is contrary to the CPG5 guidance. This would have a detrimental impact on the Neighbourhood Centre, and would deter people coming to this area for the purpose of shopping, which in turn may impact on the remaining shops in the frontage and their ability to attract shoppers/continue operating.    
3.7 As such, the proposal to change the use of the application site from A1 to a mixed use of A1 and A3 would further disrupt the shopping character of the street and would cause undue harm to the character, function, vitality and viability of the shopping frontage contrary to CS7 and DP12. 
3.8 It is important to note that on the application form the applicant has noted that they are applying for planning permission for an A3 unit. However the plans show the unit would be laid out as an A5 unit, with a counter to the front of the unit and the majority of the floorspace being used for cooking and preparation space, furthermore there would be no toilet for customers to use, it would be solely for use of the employees of the unit given its location at the back of the kitchen. For these reasons officers consider the unit would be operated like an A5 use. It is important to note an A5 use would also not be acceptable in this location. Not only would it also result in the loss of an A1 unit, but such a use could have the potential to impact on neighbour amenity and would cause harm to the character, function, vitality and viability of the centre contrary to DP12. 
4. Impact on the character of the host property and the wider area
4.1 Policy DP24 requires all developments to be of the highest standard of design and will expect 

developments to consider the character, setting, context and the form and scale of neighbouring buildings. CPG1 suggests that building service equipment where, because of its nature, if it cannot be integrated within the building it should not be a dominant feature or cause visual blight. 
4.2 Whilst the terraces front elevation creates a striking piece of townscape, the rear elevation including the application site has a utilitarian appearance. Many of the properties on this terrace have pipe works and satellite dishes on their rear elevations. The proposed flue would not appear overly prominent or out of keeping with the surrounding environment, however a colour that better matches the existing the brickwork of the host building would be necessary. If the application was otherwise considered to be acceptable this would have been raised with the applicant and a suitable planning condition attached.
5.  Impact on the residential amenity of nearby and neighbouring residential properties 
5.1 Policy CS5 seeks to protect the amenity of Camden’s residents by ensuring the impact of development is fully considered. Policy DP12 notes that the Council will ensure that the development of shopping, services, food, drink, entertainment and other town centre uses does not cause harm to the amenity of neighbours. 
5.2 There are residential properties within the application building and wider area. The application site is located on a busy commercial street in central London and on this basis, it is not considered that allowing the change of use from A1 to a mixed use of A1 and A3 would cause significantly more harm to any nearby residential properties than the existing A1 use in terms of general comings and goings etc.  
5.3 Policy DP12 notes that the Council will, in appropriate cases, use planning conditions to address problems associated with food, drink and entertainment uses. The applicant does not specify proposed opening hours. If the application was otherwise considered to be acceptable this would have been raised with the applicant and a suitable planning condition attached. 
5.4 Policy DP28 – Noise and Vibration of the Camden Development Policies aims to ensure that noise and vibration is controlled and managed. It sets out the Council’s thresholds for noise and vibration and goes beyond the thresholds set out in Planning Policy Guidance 24: Planning and noise (see below). DP28 contains noise/vibration thresholds for the day, evening and night. 

5.5 At Camden Council’s request a Plant Noise Assessment report has been undertaken to establish whether the proposed flue would impact upon the nearest residential properties. The findings show that predicted noise levels are not expected to exceed the lowest background noise levels measured at the site and is not considered to impact upon the amenity of the nearest residential properties. Overall, the proposal is considered to be acceptable in this respect.  

6. Transport considerations 

6.1Policy DP12(d) advises that the Council will consider the impact of parking, stopping and servicing and Policy DP20 expects development that would generate significant movement of goods or materials during construction and/or operation to seek opportunities to minimise disruption for local communities.  
6.2The scale of the proposal does not warrant the submission of a transport assessment and/or delivery and servicing management plan and, if the application was otherwise considered to be acceptable, it is not considered necessary to require the submission of a Construction Management Plan.  
6.3 Overall, it is not considered that the proposed change of use from A1 to a mixed use of A1 and A3 would cause any harmful transport impacts in the wider area and the proposal is considered to be acceptable in this respect. 

Recommendation: Refuse planning permission.




