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1.
Introduction

This Design and Access Statement is provided to accompany the planning application for a change of use consent for 82 Camden High Street. The document is intended to: 

Meet the local and national validation requirements for planning applications;

Provide the information necessary to assist the planning officer in determining the application;

Demonstrate how issues relating to the development have been dealt with;

Summarise any design principles and concepts that have been applied to the development; 

Explain how the proposed development is a suitable response to the site and its setting; and

Demonstrate that it can be adequately accessed by prospective users. 
In accordance with national guidance; the level of detail in the Design and Access Statement is proportionate to the complexity of the application.

The statement has been prepared on behalf of the applicants by a chartered member of the Royal Town Planning Institute and an experienced and practising planning professional. 

2.
Site description 

The site is a ground floor commercial unit in use as a A1 retail - a low budget discount retailer pedalling low value phone-related items.
No. 82 Camden High Street is a mid-terrace, 4 storey, brick building on the eastern side of the road. The building comprises a retail unit on the ground floor with residential accommodation on the upper floors. The  building retains a traditional appearance to the upper floors though a modern glazed/shuttered shopfront with unsympathetic signage to the ground floor.
The application site is within the Camden Town Conservation Area. The application site also forms part of a designated Core Frontage in the ‘Camden Town’ town centre. 

The area is a very busy mixed use area of commercial units comprising a variety of commercial (typical town centre) A1-A5 uses. The location is a busy main thoroughfare with good public transport links. There is a varied mix of surrounding A1-A5 uses and a clear variety of uses typical of a modern urban local town centre.
Relevant history 

2015/6874/P - GPDO Prior Approval Determination - Change of use of ground floor from A1 (retail) to A3 (restaurant) - refused
J12/17/L/19963 – Installation of a new shopfront - Permission 10-03-1975 

J12/17/9/6412 – The change of use for a limited period of the first floor of 82 Camden High Street, Camden, from a dental surgery to a dental laboratory - Conditional 05-02-1969

The proposal

The  proposal is a slightly unusual one and one which does not fit easily into the regimented use class system - Music and Beans! It is best described as a sui generis mixed use A1/A3/A4 retail/café/bar - a music and coffee and drinks shop. The intention is to sell musical instruments, provide a music tuition service and sell hot and cold drinks including a range of coffees and coffee-based alcoholic cocktails and a limited array of top quality snacks (sandwiches and patisseries) which customers can enjoy on a small area of internal seating. Music and Beans already has an established and flourishing premises in Harringay. Their website is provided below for the planning officer’s perusal:

https://musicandbeans.co.uk/
5.
Relevant planning policy

The proposal has been assessed against the National Planning Policy Framework (NPPF), National Planning Policy Guidance (NPPG) and the Camden LDF.
The application site is within ‘Camden Town’ town centre (as defined by the LDF), which is the largest of the borough’s town centres and is well known for its markets and music venues. The application building is within a designated Core Frontage and Policy CPG5 notes that the Council’s primary objective here is to ensure that new developments do not cause harm to the character, function, vitality and viability of the centre, particularly its shopping function. It is argued that the proposed use would not cause such harm. It retains a strong retail element and the music use would be very appropriate to Camden and add to, not detract, from the vibrancy and vitality and function of the town centre.
It is noted that a previous proposal for a change of use of the premises to an A3 restaurant was refused because the Council considers that any reduction in the stock of premises suitable for retail purposes in the Camden Town town centre would harm the retail function and character of the centre. It is noted that Policy CPG5 advises that, in the Core Shopping Frontages South (south of the junction of Jamestown Road, Hawley Crescent and Camden High Street) the Council will not grant planning permission for development

which results in the number of ground floor premises in retail use falling below 75%. Where the number of retail premises in these frontages is already less than the preferred minimum, no further loss of retail will be permitted. It was felt that the loss of the retail unit would have a detrimental impact on the sustainability of Camden Town town centre as a shopping destination. 

However, this proposal is considered to be very different to the previous proposal and totally in tune (pun intended) with the Council’s aspirations for Camden Town Centre. Crucially the unit will continue to be a shop. Primarily it will sell musical instruments and the income from this is instrumental (pun intended) to the business plan. It is appreciated that the policy position is to protect the over-arching retail function of the area. But it is considered that the proposed use does do that. A strong retail element will be retained, and this could be conditioned by the planning officer to ensure that this remains the case in perpetuity. 

The use is a sui generis one which in itself means it does not neatly fit ‘in a box’. However, in modern planning parlance, it is now widely recognised that the contemporary local centre needs to contain be multi-function, contain a mix of uses rather than solely retail and be a destination in order to be sustainable and vital and attract a diverse range of people at different times of the day.  Put simply a town centre must give people and experiential offer and a reason to visit or they’ll simply buy online. The proposed use achieves all of this within one multi-functional premises which will increase visitors and dwell time. For example, people can visit to purchase an instrument, stay a while for a latte which it is tuned, stick around for some tuition then hang with a friend for a mochaccino and patisserie to show off their new purchase. What can be more vibrant than that?!
In summary the proposed use is a use congruous with local national policy to maintain and enhance local centre vitality and viability.

The mixed use retail/café/bar is appropriate to this bustling and vibrant area of Camden. The proposed use is considered to be an appropriate response to the context of Camden Town Centre which is a vibrant, eclectic, diverse and (dare I say) hip area. The proposed slightly quirky, vibrant music-based use is a good fit with this character.

As stated, the use is an active one which brings visitors and vibrancy and interest to an area. Music and Beans’ established and flourishing premises in Harringay has been a great success and provided a positive impact to that area. The current mix of immediately surrounding uses smacks of low budget, highly transitional poor quality uses including the current shop which pedals budget phone tat and a Subway next door shifting unhealthy volume fast food. Neither of which represent quality comparison retail which give people a reason to visit and dwell in the town centre. The retailing of musical instruments, high-end hot and cold drinks and top quality snacks (sandwiches and patisseries) is a step up from the current discount retail use. It will represent a significant upgrade from the current low rent uses in the strip which include the aforementioned current phone tat shop; Subway; a Savers discount toiletries shop; charity shops;a “£6 haircut” barbers for people who have given up; a bookies for people who haven’t quite; a job centre for people who might as well; and a pawnbrokers for people who would be better off visiting the job centre. The proposed use will bring a different and better clientèle of customers to the area and a variety of visitors of all ages, and frankly be a significant upgrade.
The use will facilitate economic development and boost town centre vitality and vibrancy in accordance with the NPPF.

Thereby turning to the NPPF; the Framework is clear that planning decisions must help to achieve economic growth, with local planning authorities required to respond positively and proactively to proposals which meet the development needs of business.

Paragraph 14 of the NPPF confirms that planning applications should be considered in the context of the presumption in favour of sustainable development unless significantly detrimental impacts would result; and, as summarised below, the application fully satisfies this:

Economic role – the proposal will facilitate business development and provide  employment;

Social role – the proposal will provide a quality comparison retail use and a leisure use - an eating and drinking facility to local residents and visitors alike in a very accessible location, complementing the current range of commercial uses available locally;

Environmental role – no detrimental amenity impacts result.
The proposal is therefore considered to be in accordance with local policy and the NPPF.

6.
Heritage, design and how the proposal relates to its context
The design implications arising from the proposal are non-existent. In terms of the physical external alterations to the building, there are none. The shop-front will therefore remain unaltered, and will have no detrimental impact on the character and appearance of the building or the Conservation Area. 

It is considered that the ground floor frontage currently makes a poor contribution to the heritage of the area because it has been so heavily modified. An unsympathetic modern shopfront and signage together with a clutter of tat such as satellite dishes sully the character of the building. The site is therefore not a sensitive one in itself and it is obviously not listed. Therefore, while heritage impact has been given due consideration, it is not considered that it is relevant to this simple change of use application. 

Some internal reconfiguration is necessary to install a counter and shelves and suchlike and to reconfigure and improve existing WC facilities to make them accessible to customers. However, these changes are minor and non-structural changes and ones which do not require planning permission.
The overriding design motive is to provide a suitable commercial use for the building and to the area. The context is a busy mixed use local centre. There is a mix of surrounding uses which include shops, services and A1-A5 uses generally, and lots of food and drink  uses including a Subway next door pedalling poor quality dross masquerading as food. The proposed use, whilst unusual comprises core ‘main town centre uses’ as defined in the NPPF and is a use congruous with national and local policy to maintain and enhance town centre vitality and viability. 

To reiterate, the mixed use A1/A3/A4 retail/café/bar - a music and coffee and drinks shop is appropriate to this bustling and vibrant area of Camden. The use is an active one which brings visitors and vibrancy and interest to an area. Music and Beans’ established and flourishing premises in Harringay has been a great success and provided a positive impact to that area. The retailing of musical instruments, high-end hot and cold drinks and top quality snacks (sandwiches and patisseries) is a step up from the current discount retail use.
As set out above, it will represent a significant upgrade from the current low rent uses in the strip which include the aforementioned Subway and the current phone tat shop. The proposed use will bring a different clientèle of customers to the area and a variety of visitors of all ages keen on either music or beans (coffee) or indeed both music and beans (coffee).
The proposed use is considered to be an appropriate response to the context of Camden Town Centre which is a vibrant, eclectic, diverse and dare I say hip area. The proposed slightly quirky, vibrant music-based use is a good fit.

Importantly the unit comprises an active shop-front with access doors directly onto the pavement and the frontage glazing will be retained presenting an active frontage, vibrancy and natural surveillance to the area.
The sui generis use is therefore appropriate to its location and context.

7.
Access

Paragraph 32 of the NPPF seeks to promote sustainable transport and states that development should only be refused on transport grounds where the residual cumulative impacts are severe. There are not considered to be any access or highways implications arising from this proposal.
There will be no change to the current pedestrian accesses to the building which are currently accessible and have served its current commercial use without issue. Any visitors to the premises on foot will continue to access the building from the current safe access doors onto the pavement frontage. The internal reconfiguration has improved accessibility by making WC facilities more accessible to customers. An internal ramp allows safe access up (or down) an area of the shop which is raised from the lower section for those with disabilities or mobility issues, inebriated people or people who simply don’t like steps.
Parking and car access arrangements will remain unchanged. There are no on-site parking spaces. There is parking nearby which already serves the surrounding commercial centre and moreover excellent public transport links. It is considered that there will be no significant intensification of traffic / parking from the current established commercial use of the building. The application site has a PTAL rating of 6b (the highest), which means it is highly accessible by public transport. The proposal is unlikely to generate significant travel demand and the scale of development is not large enough to warrant the provision of staff or customer cycle parking facilities. Enabling people to access work and facilities via a variety of sustainable travel modes is in accordance with section 4 of the NPPF. The proposal is considered to have an acceptable impact in this regard.  

It is therefore considered that that there will be no negative access or highways impacts as a result of the development.
8.
Amenity

It is considered that no detrimental odour impacts result because the use is not an intensive hot-food one such as a restaurant or takeaway. The hot food element is very modest and not intensive - no cooking odours will arise. Hot food is modest and auxiliary to the use which focuses on coffee and drinks and cold sandwiches - the odd  steamy, toasted, tasty panini or slightly al-dente toasted, buttered teacake is envisaged. To reiterate no new cooking or extraction facilities are necessary or proposed.
In terms of potential noise from customers to the detriment of residential amenity; there are a number of food and drink establishments in the area which co-exist with neighbouring uses without amenity conflict. The area has an evening economy. This is Camden! Part of the 24 hour city of London! A number of the retail and food units operate into the evening as is common in the modern local centre where convenience at all hours is expected. The business will trade in daytime rather than evening or night-time hours so this is not a consideration. 
The business will be professional and well managed and will be a responsible neighbour. The use does not introduce a conflict of uses incongruous to that which already exists in the area. 

The proposal is therefore considered to be in accordance with the local development plan policy which protects amenity and with the NPPF. The development, individually and cumulatively, does not result in ‘significant adverse impacts’ on amenity.
9.
Consultation

This development is not a complex one. As set out above it is is considered to be in accordance with the development plan and national policy and as having no material negative impacts. It has therefore not been considered necessary to undertake any additional consultation with the wider community or statutory consultees other than those which will be statutorily made under this planning application. 

	10.
Conclusion

	

	This statement demonstrates that the proposal is in principle in accordance with the development plan and represents sustainable economic development under the NPPF. 

The proposed change of use:

Would have no significant adverse material impacts; and 

Would enable sustainable economic development – an underpinning principle of the NPPF. 

To reiterate: It is appreciated that the policy position is to protect the over-arching retail function of the area. But it is considered that the proposed use does do that. A strong retail element will be retained, and this could be conditioned by the planning officer to ensure that this remains the case in perpetuity. 

It is therefore considered that the proposal should be ‘determined under the presumption in favour of sustainable development’ and ‘approved without delay’ as is the NPPF requirement. 
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