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	Proposal(s)

	Installation of a replacement shopfront with recessed shopfront 


	Recommendation(s):
	Refuse Planning Permission


	Application Type:
	Full Planning Permission

	Conditions or Reasons for Refusal:
	Refer to Draft Decision Notice

	Informatives:
	

	Consultations

	Adjoining Occupiers: 
	No. notified


	00


	No. of responses

No. electronic
	04
00
	No. of objections


	00



	Summary of consultation responses:


	Consultation summary:
3 letters of objection were received from occupants of neighbouring properties noting the following:

· Tables and chairs on the pavement hinders pedestrian movement 
· Reduced pavement space causes accessibility issues for wheel chair users and disabled people Risk of added obstructions on the pavement from tables and chairs
· Kilburn High Road is an already narrow road and the application site is next to a bus stop and considers that proposal will significantly impact on the use of the pavement for pedestrians at an already very busy place

· A recessed shopfront would be out of keeping with the surrounding row of shops and would create space for antisocial behaviour
· The outside space created by the recessed shopfront would be used for shisha smoking
· Concerns that the overall area needs improvement

Officer comments:

See assessment section – recessed shopfronts are contrary to Camden Planning Guidance.
The use of the site as a shisha café is not being considered as part of this application which only relates to the installation of a new recessed entrance.


	CAAC/Local groups* comments:

*Please Specify
	Objection from the Brondesbury Residents Association (BRAT)

“We object to the proposed expansion. The pavement outside the shop is narrow and already very cluttered in an extremely busy pedestrian area. It is unconceivable to restrict this even further. It is right next to the Overground station and it is very congested. People with lesser mobility abilities and 

in wheelchairs are often unable to pass. To restrict the width of the pavement or put extra obstacles in their path is not advisable. There is no infrastructure suitable to accommodate the proposed changes”


	Site Description 

	The subject site is a ground floor commercial unit of a four storey mid-terraced property on the north eastern side of Kilburn High Road. The site is currently occupied as a restaurant. The unit forms part of a larger mixed use development with other commercial units at ground floor level with flats above.  

The property is not located within a Conservation Area, nor is it a listed building. The main property 

adjoins open space to the rear, a substantial tract of partially wood private open space designated as a site of nature conservation area importance. 



	Relevant History

	2013/0892/P - Erection of a single-storey rear extension to provide additional ancillary seating to the existing restaurant (Class A3) including removing the existing unauthorised rear extension – Refused and warning of Enforcement Action to be taken on 14/04/2014.
EN12/0587 - Erection of single storey ground floor rear extension to restaurant (Class A3) – ongoing enforcement case, appeal dismissed and Enforcement notice upheld - 21 August 2015.
2012/5187/P - Erection of single-storey rear extension to provide additional seating to the restaurant (Class A3) (Retrospective) – application was Withdrawn on 27/11/2012.
2008/3300/P – Details of refuse storage, extraction fan, ducting system and associated sound attenuation as required by condition 5 of planning permission (ref PWX0302061) granted on appeal on 09/01/2004 (ref: APP/X5210/03/1127337) for the demolition of the existing single storey retail units and the redevelopment of the site by the erection of a 6 storey building comprising 3x retail units on the ground floor and 9x residential flats above – Approval of Details Granted on 30/10/2009.

2005/3448/P - Submission of revised brick sample (type and colour) pursuant to condition 2, which was discharged on 10.03.05 ref: 2004/5206/P, in respect of the scheme allowed on appeal dated 09.01.04 ref: PWX0302061 for the demolition of the existing single-storey retail units and redevelopment of the site with a 6-storey building comprising a mix use of retail, financial, restaurant and residential – Approval of details Granted on 07/10/2005.
2004/5206/P -Part submission of details (including minor revisions to the details of the approved scheme) pursuant to condition 2, elevations and facing materials (with the exception of the shopfronts); and submission of condition 7, noise insulation of proposed dwellings, granted planning permission subject to a section 106 legal agreement allowed on appeal dated 9th January 2004 (Ref. PWX0302061) – Approval of details Part Granted/Refused on 10/03/2005.

PWX0302061 - The demolition of the existing single storey retail units and the redevelopment of the site by the erection of a 6 storey building comprising 3x retail units on the ground floor and 9x residential flats above – Appeal Allowed and conditional planning permission Granted Subject to S106 agreement on 16/10/2003.


	Relevant policies

	National Planning Policy Framework 2012  

The London Plan 2016 

Local Plan 2017 

A1 – Managing the impact of development 
C5 – Safety and security 

D1 – Design 

D3 – Shopfronts 

TC2 – Camden’s centres and other shopping areas 

Camden Planning Guidance  

CPG1 Design 2015, Chapter 2, 7, 8, 9. 

CPG6 Amenity 2013


	Assessment

	1. Proposal

1.1 The proposal seeks permission for the alteration of the existing shopfront to a recessed shopfront in order to facilitate an area for outdoor seating in association with the restaurant operation of the premises. The proposed new shopfront would be recessed from its current position back into the premises by 1.95m. 
2. Assessment of design impact
2.1 Policy D3 (Shopfronts) of the Camden Local plan states that the Council will expect a high standard of design in new and altered shopfronts. CPG1 provides guidance on the design of shopfronts and advises that insensitive shopfront design can cause harm to the appearance and character of buildings and shopping areas.
2.2 The application site is within a designated Local Town Centre and forms part of a Local Plan Frontages. It is considered that the lack of design consideration of this proposal and the proposed recessed shopfront would cause harm to the host property and surrounding shopping area. It will be out of keeping with the surrounding row of shops stepping back from the established façade line of entrances. 
2.3 Furthermore CPG1 states that new recesses in shopfronts will be strongly discouraged due to their potential for attracting anti-social behaviour. Thus the proposal is contrary to guidance.
2.4 It is considered that the proposal is contrary to Policy D1 of the Camden Local Plan which seeks to secure high quality design in development and similarly would be contrary policy D3 which expects a high standard of design in new shopfronts. 
3. Assessment of safety and security implications 
3.1 Policy D3 (Shopfronts) states the importance that community safety and the contribution made by shopfronts to natural surveillance.
3.2 The Council has consulted the Designing out Crime Officer on the proposals who advises the following concerns with regard to recessed shop entrances:
· Recessed doorways encourage anti-social behaviour, crime and promotes the fear of crime.

· Due to the fact they are covered and stepped back from the main footway, recessed doorways provide cover and concealment for criminal activity.

· Cover from the elements encourages rough sleeping, begging and the using of illegal substances. People will congregate there during poor weather and also at night.

· Cover from view also promotes crime. Illegal activity can be carried out without the fear of being seen by either passing Police patrols or by any CCTV which is in the area.
3.3  It is considered that the proposal will be contrary to Policy D3 in this respect and would raise significant concerns with regard to safety and security. It may be possible to enclose the area when the premises are closed, but no details have been submitted and would likely require a solid shutter which would cause further harm to the appearance of the street scene.
3.4 As such, it is considered that the proposal fails to comply with the security requirements of policies D1, D3 and C5 and guidance within Camden Planning Guidance 1 (Design).
Recommendation: Refuse planning permission 


