
FOR OFFICE USE 
Case file 

Reg. No. PU'-f~o 1JJ 
Date Rec'd ~ ' 

Please read accompanying notes before answering any questions. Please complete 
all sections in BLOCK CAPITALS. Please answer every question. Four copies of the 
completed form and five sets of drawings specified In Note 5 are required. 

I am applyin~ for planning permission and declare that to the best of my For Finance Section Use: 
knowled and on submitted Receipt No. Pool./ I I.\-~ 
plans 1s corr 

Date ';).7/7 L'J. 5 . 

SIGNED 
Applicant/ Agent Payee. ~s:_\Q £rov. l::\o\::\'1\3S · 

Dated -z.4 L~ Le,~. (Please delete) Area@)Nw NE , 
ChequetPG£ lbQ -bO 

FEE (Please delete/insert as appropriate) 
· I enclose the application lee of £ Ibo · oo by cheque/P.0. No: , 

- No lee is payable for the following reason: 
--

1 Applicant Agent (if any) to whom correspondencJ will be se11t 
-
Name: AS:i>A. Pidax'1 /-( OLJ)I ,J 6-S rte... ~l,Ulnane town p ann1n 
Address: c;/o 'PLA;,VIVIN(s ~(s1£AJT. Addr~ Stl'athma"~ R1;1ad, i-Bddi,igt9,i +:1441 8YH 

g 

T.e.le.fl./J.a.11e. O.l8.l 24.'i. 40.':l.2 Eacsimi/e. QUJJ {).'l-'l-934 1 

Post Code Post Code 

Tel. No: Tel. No: 
Contact Name/Ref: Ru I' L ,_ 1 g?.. 

1 

2 Address of Application Site 
15'--Z..I E ,'\J(!) E 1-L St Ii.VJ:> 4'5"-4::i SrlJa.ToN ,:;, . Post Code 1,..0.....n>c~ WC.. -Z.... 

Does this include listed builings/structure? YesO No~ 

3a Description of Develo~nt for which application is made 
Cl-tk..1Cr-€ c)f- ..)'SE: 1-1. EKt":,,"Tl-.lCr C.A<;:E. ,twfu~A."T,ctJ C.£,-...rTII__E 

· r1 r-J :D R,£TA//.... /0 '+'=o'D A-rv/D D e.t 1'.l t-. (J'S€ (_ C L-;'f'SS A~). AT 

<s72.JV{!,f_Cb A.~ t-€V€L-

3b Present use(s) of land or property 
~ / \ t-J~A;,, oU C...e'AJT/L€. r!N~ -o...cr,1-1,:__ ~E.5 

4 Type of Application (tick as appropriate) 
A ~II application for new building works and/or change of use 

BO An outline application--Please tick those matters (if any is appropriate) for which approval is sought at this stage 

Siting 0 AccessO Design 0 External Appearance 0 Landscaping 0 
CD An application for removaValteration of a condition of a previous planning permission. 

DO An application for renewal of permission. 

E O An application for buildings or works already carried out or use of land already started. 
. If you have ticked C or D please give date of previous permission ( I I ) 

and the reference (PU ) 

5 Plans and Drawings Submitted with this Application 
Please list all drawings, plans and documents forming part of this application (these should have distinctive reference 
numbers): 

\.. OC.,6.]: l r-v-.i ?LA-t..i 

k,<._<~T,"-J&- "Fu:::oll p~ ( MISC. ·t.bb, QI 2 

Please specify type and colour of external materials here (or in a covering letter) and on your plans. 

No, k,vowrJ. 



6 Additional Information 
If any of the answers below Is yes the details should be clearly Identified on the appllcatlon drawings. 

Does the proposal involve the felling or !opping of tr88s? 
if yes specify works proposed 

Does the proposal involve a new or altered 
access from a public highway? 

Have arrangements been made for refuse storage? 

Does the proposal take aa::ount of the 
needs of people with disabilities? 

Does the proposal provide for a means of escape in case of fire? 

Does the proposal indude parking spaces? 
If yes, please state the number of parking spaces 

7 All Types of Development: Floorspace 

Yes 

Vehicular- YesLJ No~! 
Pedestrian - YesO No~ 

YesO No~
1 

YesO NoO =licable l v( 

YesO No0 

YesO No~ 
Existing lllfol\14 Proposed j,.o~! 

What is the amount of floorspace in the following categories to which the the application relates 
( ij vacant please state last known uses and give amounts) 

Existing gross 
(state ij vacant) 

Residential 

Retail 

ProfessionaVfinancial premises I--- ~ 

Restaurant/Cafe/public House ,- "T -- ,_ 

Offices 

lncustrial 

Ancillary Aa::ommodation e.g. Plant 

Warehousing 

Hotel/Hostel No of (a) bedrooms and (b) bed spaces a) I b) 

Other (state ..;se and whether now vacant and complete floorspace columns) 

Total l(77..-'L 

What is total net area of the site?417/2-. m' 4leetere9 

8 Deveiopment Involving Residential Use (including conversion) 
Please give the number of exl~sidential units on the site:- ~ 

Single family dwelling hou~ Self contained flats and maisonettes-t::J _ 

· Number Vaca~ 

m' 

m' 

m' 

m' 

m' 

m' 

m' 

m' 

m' 

m' 

m' 

Proposed gross 

m' 

m' 
.. m' 

'f-=11..-L m' 

m' 

m' 

m' 

m' 
a) I b) 

m' 

m' 

4?2· c.. . m' 

Please describe the nature of any existing residential use not included in the above categories (e.g. Non-self contained 
accommodation):-

proposed 

- - / 
_/ 

/ 
/" 

- Are you propo,;ing any non-self contained units? 
If yes, how many? D -------------------~ 

YesO NoO 

• 



~ 

9 Information relating to Non-Residential Developments 
- Does the proposal include the installation of plant, ventilation ducting or air cxmditioning equipment? YesO NoO 
- If yes, please !'live full details of the type of equipment proposed either on the drawings or in the form of a covering IPtter. 
.. To 'E,£ ~A:i2a>~, 

he proposal provide for loading and unloading within the site? (n yes, identtty on plan) Yes O No ff 
- Please give the number of vehicles that 

I 
HGV ! Other Vehicles I enter the site on a normal working day. I Existing AJe+ I< ·J e 6th"1 

Proposed 

Does the proposal involve the use of hazardous materials? 
YesO No~ - 11 yes, please state what materials and approximate quantities in a covering letter. 

10 Section 65 Certificate (please tick one box) 
A. A Section 65 certnicate is not required for this proposai. A Ga"' 
B. I attach a Section 65 cennicate and a copy of the advertisement duly certnied sD with the name of the newspaper and the date of publication. 

11 Section 66 Certificate 
N.B You muat complete the appropriate SecUon 66 certfHcate as part of your appllcaUon • Pie ... eee note 11 for guidance 

If you are Iha .5!2kl. owner of Iha land to which Iha applicalion relates complete Cef1ificate A below (Owner mear.s a person having a 
• freehold or leasehold interest wilh at least 7 xears unex12iredl 

This Cenificate is not appropriate unless you are lhe sole owner. (See Note 11) 

_ If you are not lhe sole owner of the land or if any part of the development goes outside land in your ownership, (even H only 
foundalions) you must complete Cenificate B below and serve nolice on each of the owners, using the worcing in Notice 1 below. (see 
Note 11) 

_ If you do not know the names of all or any of the owners you will need to completa Certificate C or 0 which wiO be sent to you on 
request (See Nots 11) 

• Anx '1!.l!liQll l!filQ knowinglx !l!: ~kl!lli~:r'. ili~!!!lli ii gir:tifi!.s!l!! !!d:!i!.!:! s;Qll!;lin~ il!!:r'. ~lo!l!!!!!!!Dl mii!.!:! i~ fill:i!! Qr mi~ead!J!I ia ii m11l!!rial 
panicular is liable on conviction to a fine not exceedinll £400. 

CERTIFICATE A Under Section 66 of the Town and Country Planning Act 1990 (OWner'a CertHlcate) 
I certHy that: 
1. at the beginning of the period of 21 days ending with the date of this application nobody, except the applicant, was the 

owner of a ication relates. 
2. none of the s is part of an agricultural holding. _. . 

Signed • Date -Z<+-(...7 !._9 S-- · 
/ltZ.oPce7'-f /?£..-C.. 

I ; 

on behalf of: (/:SiJ-'r ,qOL:J>,NcrS . 

CERTIFICATE B U er Section 66 of the Town and Country Planning Act 1990 
I certify that: 
1. I havei1he applicant has · en the required notice to everyone else who, at the ~inning of the period of 21 days 

ending with the date of this plication, was the owner of any part of the land to w ich this application relates, as listed 
below: (continue on separate eel if necessary.) 
Owner(s) name: Address at which notlca Oates on which notice 

was served was served 

2. none of the land to which this application r~ is, or is part of, an agricultural holding. 

Signed Date 

on behalf of: · '\... 

' 
NOTICE No. 1 Under Section 66 of the Town and~ntry Planning Act 1990 

Proposed development at (a) 
I give notice that (b) 

""" is apply ing to Camden v0uncil for planning permission to: 

"" (c) 
Any ownet I agricuftu,aJ t_,.,,. • ol tha land who wishN to rnaM ,.,,-ONntations about 1h11 applicali:ins a Mite ta Planning, Tranapo,t and E~ ~ ~ 
TOM'! M&llAt;,- Sl:,..i Emranca. Euston Road. London WC1H SEO wehin 21 daysdthodal•of MMl»ol . l"IClbC9. + "agncukurattenanr ,.,..,.. • ....,.d an~ 
-ng. 

lhar p,q:,a,ty, u,._ U.. a ~ p-owilian ID the cmntrwy in ~ ol ownef"a righta The grvr1 ol p1.at,reng psrtwao, do-. no1 aftlte::t ownen' ng,ts to rec.ain or dia,p,oM 
.,, ag.....,.,. Of in ...... 
Stalemen1 of a;ricutturat ten,inta' riQl'ttaThe grant of piann~ pe""""ion IOf non-,agrcvlu,a dewlq),rw.nl m., Id! 
Insert: 

ncultu,., tenants' MCUnty ol i.nur.-. 

(a) address or location of lhe proposal developmenl 
(b) applicanrs name 
(c) description of the proposed development 
Signed Date 

"' on behalf of: 



• . . V .---------------------------------------, Duplicate Applications/Re-sub missions 

Have you submitted a duplicate (ie identical) applicatiof'? 

If yes, and you have already received an acknowledgment, please give our Registered 
number: PL; 

Do you want your application to be considered as a re-submission of an earlier application that 
was either refused or withdrawn? 

If yes, please give our Registered Number and the data that your earlier application was either 
refused/Withdrawn (please delete as appropriate): 

PL: _______________ Date _______________ _ 

Have you submitted any other application in connection with this application? (eg for : Listed 
Building, Conservation Area, or Control of Advertisement Consent) 

If yes, please specify: 

Check list 

YesO No 

• 
YesO No 

YesO No 

Please use this list to check that your application for planning permission has been completed correctly . 

..-----/4ve you provided 5 copies of plans for each separate application showing dearly and accurately, to a metri.c 
Lk::'.:J ;;;ale, the existing site or building (including uses) and what changes you intend to make? 

.-------.£.ve you provided 4 copies of a location plan, drawn to scale with the site outlined in red and any land in the 
~ ;;~e ownership outlined in blue? 

r-:----::t"Have you provided enough information including good quality photographs of the site so that your proposals can 
LJL.J be fully understood? 

~va you signed, dated and fully completed 4 copies of the application form for each separate application? 

r---:i,-Aave you given full information on who owns the land involved? Have the correct notices been served on the 
LLLl owr.ers (tt there are other owners apart from the the applicant)? (See note 11) 

.----<ave you checked whether you need to post a site notice and an advertisement in a local paper before 
~ ~it1ing this application? (Saa note 10) 

~s the correct fee attached? (See separate list of fee available on request). 

Please Note:-

11 you cannot put a tick to every question your application Is probably Incomplete and will not be 
dealt with until It has been made complete 

Please submit complete application-to:-- - ---- - ---

Planning, Transport and ti ec, 11-l.-• Service 
Camden Town Hall 
Argyle Street Entrance 
Euston Road 
London WC1 H SEQ 

or by hand to Recepticn/Enquiry Desk. 5th Floor, at the above address 



,;j 
Recycled 

Cunnane Town Planning 
69 Strathmore Road 
Teddington 
TWll SUH 

Dear Sir(s)/Madam 

DECISION 

Town and Country Planning Act 1990 

,~ 
~_,Camden 

0

ENVIRONMENT 

London Borough of Camden 

Town Hall 

Argyle Street 

London WClH SEQ 

Tel 0171 278 4444 

Fax 0171 860 5713 

Application No: 9501338 
Case File:Pl4/28/B 

. 2 2 FEB 1996 

Town and Country Planning (General Development Procedure) 
Order 1995 
Town and Country Planning (Applications) Regulations 1988 

REFUSAL OF PERMISSION FOR DEVELOPMENT 

Address : 15/21 Endell Street and 45/47 Shelton Street, WC2 

Date of Application 

Proposal : 

24/07/1995 

Change of use from existing cafe/information centre and 
retail to food and drink use (Class A3) at ground floor 
level, 
as shown on drawing numbers MISC366/0l, 02, 03, 04 & 05A and 
2182/1 & 2, as revised by letter dated 30 October 1995. 

The Council has considered your application and decided to refuse 
permission for the following reason(s): 

Reasons for Refusal 

1 The proposals would result in a large Class A3 use on the 
site which would be detrimental to the character of the 
Covent Garden Conservation Area which is expressed by a 
balance of retail and non retail uses and generally small 
scale commercial units. 

2 The proposed Class A3 use would be likely to be a source 
of noise and disturbance to adjoining residents to the 
detriment of their amenity. 

3 The proposals would result in a loss of retail floorspace 
contrary to policies in the Coven~ garden Action Area Plan 
and the Camden draft Unitary Development Plan to protect 
such floorspace. 

Director 
David Pike 

1 
\ 

, 
' 



,,-q_ 
'6;'7' 

Recycled 

Informatives (if applicable) 

!!111111!!! --

- ~Camden 11'11111011 

· ENVIRONMENT 

London Borough of Camden 

Town Hall 

Argyle Street 

London WC1H SEQ 

Tel 0171 278 4444 

Fax 0171 860 5713 

This application was dealt with by John Davies on 0171 860 5885. 

Your attention is drawn to the notes attached to this notice which 
tell you about your Rights of Appeal and other information. 

Environment Department 
(Duly authorised by the Council to sign this document) 

DecfplanR/TPFU 

Director 
David Pike 



• 
Our Ref: EMP/ALll/EN/2182 

Your Ref. PL/9501338 

John Davies Esq 
Environment Department 
London Borough of Camden 
Camden Town Hall 
Argyle Street 
London WCIH SEQ 

Dear Mr Davies 

cunnane 
town planning 
69 Stralhmore Road, Tedding/011 TWJ I SUH 
Te/ep/wne 01819434032 Facsimile 01819778344 

LONDON BOROUGH OF CAMDEN 
ENVIRONMENT DEPT. 

RECORDS & INFORMATION 

~~IVED O 1 NOV 1995 

! 
i 

30 October 1995 

15/21 ENDELL STREET AND 45/47 SHELTON STREET, WC2 

I refer to the above and enclose five copies of the proposed floorplans and elevations 
as promised. 

The enclosed plans show the location of the proposed ducting and it might interest you 
to know that there is an existing ducting system already located in the courtyard which 
I assume has operated for some time in the past without cause for complaint. I trust 
the proposed ducting system satisfies the requirements of your environmental health 
officer. 

I have also enclosed five copies of the revised and correct existing elevations of the 
courtyard area. 

I shall contact your shortly to discuss the progress of the application. 

CUNNANE TOWN PLANNING 

cc: I 
2 
3 

Gerald Davidson, Asda Property Holdings 
Freddie Brown, Temac 
Ben Grand, The Carl Fisher Partnership 

Partners: 
Joe Cumwne BA (//011s), Dip TP. MRTl'I 
Mary C111111ane MA 
Ian Phillips /J.4 (lln11s) •• \/RTPI 

- Prdcticc l\lanagcr. 

K Lamb 

Associates: 
Ea11101111 /'renter BA (Hons). Dtp TP. MSc. MRT/'l 
John Hlacktcdl BA {Jlons). Dip TP, MRTPI 
Sati Panesar BSc (lions}, Est Man, MA 
Simon 0lt'en /JS., DiP Tl' 
Finbarr Barry IJA (Hons). MRUP 
Scott Kirkpatn·ck BA Tl' 

A/soot: 
40 /Jri,1cess Strert, Ma11chestrr All 6/JE 
Telephone 0161 237 3776 Facsimile 0161 236 4014 
79 Afl'rrinn Square, IJ11blm 2 



' • 
The Planning Inspectorate 
An Executive·Agency in the Depanment of the Environment and the Welsh Office 

Room 1404 
Tollgate House 
Houlton Street 
Bristol BS2 9DJ 

Cunnane Town Planning 
67 Strathmore Road 
Teddington 
Middlesex 
TWll 8UH 

Dear Sirs 

Direct Line 
Switchboard 
Fax No 
GTN 

Your Ref: 

EMP/2182 
Council Ref: 

PL9501338 
Our Ref: 

0117-987-8927 
0117-987-8000 
0117-987-8769 
1374-8927 

Tl APP/X5210/ A/96/271125/P8 
Date: 

CS4 

TOWN AND COUNTRY PLANNING ACT 1990, SECTION 78 AND SCHEDULE 6 
APPEAL BY: ASDA PROPERTY HOLDINGS PLC 
APPLICATION NO: 9501338 

1. I have been appointed by the Secretary of State for the Environment to determin·e the 
above mentioned appeal. This appeal is against the decision of the London Borough of 
Camden Council to refuse an application for change of use from existing cafe, information 
centre and retail to food and drink use (Class A3) at ground floor level at 15-21 Endell Street 
and 45-47 Shelton Street, London WC2. I have considered the written representations made 
by you and by the Council and also those made by interested persons. I have also considered 
the representations made directly to the Council at the application stage which have been 
forwarded to me. I inspected the site on 3 February 1997. 

2. A number of plans were before the Council at the time of consideration of this 
application including drawing no. 2182/1 which bears the drawing title 'proposed ground 
floor plan'. This shows the proposals for kitchen ducting and has a reference to glazing to 
courtyard to be added. However, as with the existing ground floor plan it shows three 
clothes shops. This conflicts with the description of the development which refers only to 
a proposed food and drink use (A3). It was confirmed at the site visit that there is an error 
on the proposed ground floor plan which should not show the existing clothes shops as shops. 
I shall consider the proposal accordingly. 

3. The appeal premises was formerly occupied by the Ecology Centre with an entrance 
onto Shelton Street. The Council describe the site as mixed use with information centre, 
retail use and ancillary public cafe, although you suggest that the cafe was not ancillary but 
an independent use. Within the appeal site there are three self-contained retail units fronting 
onto Endell Street. The entrance to the information centre from Endell Street appears to 
have been a gallery (probably associated with the information centre). There are three floors 



of flats above the appeal site and offices adjoining it. The appeal site is within the Covent 
Garden Conservation Area. 

4. From my view of the site and its surroundings and having read the representations, 
I consider that the main issues in this case are first, the impact of the proposed restaurant use 
on the amenities of neighbouring residents; secondly, the effect of the proposal on the 
character and appearance of this part of the Covent Garden Conservation Area; and third I y, 
the effect of the Joss of the shop units at the site on the retail character and functioning of 
the area, having regard to local policies. 

5. The Development Plan policies most relevant to this case are found in the Council's 
Borough Plan together with the Greater London Development Plan. The Greater London 
Council (Covent Garden) Action Area Plan which was adopted in January 1978 is the 
statutory local plan for this part of Covent Garden which is within the Borough of Camden. 
On cafes/restaurants/sandwich bars/wine bars, the Action Area Plan states that it will be the 
normal policy to prevent change of use from retail shop to restaurants, especially in shopping 
streets. It would be the normal policy to continue to permit new cafes/restaurants/wine bars 
in the area, especially along a theatre entertainment route between St Martin's Lane and The 
Aldwych whilst protecting residential amenity by the imposition of planning conditions. The 
text also states thai in considering planning applications for these uses, a number of principles 
will be observed, the first listed of which is location away from residential property. On 
shopping, it will be the normal policy to safeguard shopping service use. I am required to 
decide the appeal having regard to the Development Plan and to make my determination in 
accordance with it unless material considerations indicate otherwise. 

6. The Council has drawn my attention to policies in the draft Unitary Development Plan 
(UDP) which has completed its inquiry stage. Draft policy HG8 states that the Council will 
not normally permit the establishment of further A3 uses or the extension of existing 
premises in close proximity to residential premises. It goes on to state that an exception may 
be made where the Council is satisfied that sufficient steps can and will be taken to control 
noise, fumes, refuse and other potential nuisances and the proposal is otherwise in conformity 

. with plan policies. Under draft policy SH24 in considering applications for A3 use, and 
where appropriate and necessary, conditions will be imposed to control among other things, 
the hours of operation and the arrangements to be made to overcome potential loss of 
amenity and noise disturbance. Draft policy SH15 restricts changes of use from retail to 
non-retail use outside desigr.ated shopping centres unless the proposed use wiii not adversely 
affect- the-character-and-function-oLthe-area_or_local_amenity.,_envir.onment_ or transP-Qrt 
conditions and the remaining retail facilities provide a wide choice to meet the needs of local 
residents, workers and visitors. 

7. In considering development proposals in a conservation area, there is a duty to pay 
special attention to the desirability of preserving or enhancing the character or appearance 
of that area. This is a statutory duty which arises from Section 72(1) of the Planning (Listed 
Buildings and Conservation Areas) Act 1990. 

8. On the first issue, you point out that there was a cafe at the appeal site prior to the 
ground floor being vacated which operated without cause for complaint from residents and 
you draw my attention to high existing ambient noise levels day and evening as a result of 
substantial pedestrian and vehicular activity. You have sought to show that this is an 

2 
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• appropriate case for an exception in accordance with draft policy HG8 with the submission 

of noise studies and suggestions for conditions to be imposed to ensure that there would be 
no harm to the amenity of adjoining residents. 

9. The Council says that the restaurant proposed would be able to accommodate in 
excess of 100 patrons at any one time. You do not comment directly on the numbers 
involved but your acoustics consultants chose to survey an existing restaurant which had 104 
covers and in paragraph 5.2 of the noise assessment report refer to the proposal incorporating 
a seating area for around 140 covers. 

10. I understand that there are nine flats above the appeal site and I saw that there is a 
large block of flats, Odhams Walk, on the south side of Shelton Street. There are also 
residential uses on the upper floors of surrounding buildings. Having regard to the close 
proximity of the appeal site to residential premises, the proposal for a restaurant here would 
be contrary to the normal policy of the adopted development plan and the emerging policy 
HG8. 

11. There was, as you say, formerly a cafe at the appeal site but from my site inspection 
it does not appear that this comprised the major part of the ground floor floorspace. It is 
accepted on all sides that this is a busy road junction and I heard for myself that there is a 
high level of traffic noise. Although the noise assessment report suggests that external 
customer activities associated with the proposal would be expected to be confined to car 
parking and vehicle movements (which the report finds would not be generally significant 
given the prevailing road traffic noise measured at the front of premises), I am more 
concerned in this case about the likely level of noise and disturbance from the volume of 
customers arriving at and, more particularly, leaving the restaurant probably quite late in the 
evening. Residents also express concern about customers waiting for tables outside the 
restaurant on narrow pavements. The opening times of the proposed restaurant could be 
controlled by condition. However, the appeal premises are located below and directly 
opposite residential units and tlie noise and disturbance which may be expected as a result 
of a large number of customers coming to and leaving the site is likely to add materially to 
the already high ambient noise levels at the site. In my opinion, to allow a sizeable 
restaurant (perhaps for as many as 140 covers) would add materially to noise and disturbance 
to the further and significant detriment of the residential amenity of the many residents living 
close to the appeal site. For this reason I find the proposal unacceptable and contrary to 
adopted and emerging local policies. 

12. Turning to the second issue, you argue that the appeal proposal would at least 
preserve and more likely enhance the appearance of the conservation area since it is one of 
a wide variety of buildings, sizes and designs. The Council says a characteristic of the uses 
in this vicinity is their small scale, limited to mostly (though not entirely) single shop front 
uses. You argue that an A3 is entirely appropriate as it is in keeping with the character of 
the conservation area and I saw at my site visit that Endell Street already has a number of 
A3 uses whereas Shelton Street appears to be predominantly retail in character. 

13. You have not submitted plans indicating any change to the existing frontages. 
Nevertheless, what is proposed is a single use for the whole ground floor of the site which 
has some 20m of effectively uninterrupted length in Endell Street. The appearance of the 
appeal site as one unit would be at variance with the mix of small uses which characterises 

3 



the area. The impact of this single use would be more limited in Shelton Street because the 
two frontages are broken up by the access to the flats above and services. I am also 
concerned about the effect on the character of Endell Street of another restaurant use, 
especially having regard to the proposed size of the restaurant. I have concluded, therefore, 
that the proposal for this additional large restaurant in Endell Street amalgamating the units 
on the ground floor at the appeal site would materially detract from the character and 
appearance of mixed uses and small units of this part of the Covent Garden Conservation 
Area. 

14. On the third issue, the Council regards the site as being in an important retail location 
as it is on one of the main pedestrian routes into the centre of Covent Garden and is close 
to Neal Street, which has become a major retail location in Covent Garden. You say that 
the appeal site is undesignated for retail purposes in either the adopted Covent Garden Action 
Area Plan or the emerging Camden UDP.· Having regard to the floorspace involved, you 
suggest that the actual loss of retail is acceptable given that this site is not within a defined 
shopping centre. You argne that there are sufficient remaining retail facilities to meet the 
needs of local residents, workers and visitors in accordance with emerging policy SH15. 

15. From my site visit it appears that three small retail shops would be affected. 
Although you say that one of these units was occupied by the Ecology Centre, there was also 
a retail use within the main area of floorspace of the site. I accept that there would probably 
be sufficient remaining retail facilities in accordance with draft policy SHIS, but my findings 
on the first two issues on residential amenity and the character of the area indicate that the 
proposal would not accord with draft policy SHIS. If there were no other sound planning 
objections to the proposal, I would not find that the loss of retail floorspace involved would 
warrant refusal of planning permission by itself. However, having regard to my conclusions 
on the other issues, the loss of retail floorspace contrary to local policies adds to my 
conclusion that the appeal proposal is unacceptable. 

16. I have considered all the other points raised but I have found nothing as important as 
the matters I have discussed. 

17. For the above reasons, and in exercise of the powers transferred to me, I hereby 
dismiss the appeal. 

Yours faithfully 

CAROLINE BRIGGS BA (Hons) FRTPI BARRISTER 
Inspector 
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