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1.0 Introduction 

1.1 This Planning Statement has been produced by Nexus Planning on behalf of David (AF) 4 Ltd t/a 

Anytime Fitness Swiss Cottage (“the Applicant”) to support the following development: 

Change of use and subdivision of the unit from A1 (retail) use class to form one independent 

A1 (retail) use class unit and one independent D2 (gymnasium) use class unit at ground floor 

level and D2 (gymnasium) use class on the lower ground floor level, with associated minor 

external alterations to shop front (“the Proposed Development”) at 5 Harben Parade, Finchley 

Road (“the Site”).    

1.2 The purpose of this report is to set out the main features of the Proposed Development and provide 

an assessment against the relevant policies of the development plan and other material 

considerations.  

Application Documentation  

1.3 The planning application documentation submitted in support of this planning application includes:  

• Application form and certificates  

• Existing floor plans 

• Proposed floor plans 

• Existing elevations 

• Proposed elevations  

• Planning Statement  

 

1.4 This statement comprises the following sections and should be read in conjunction with the submitted 

drawings and documents:  

• Section 2 provides details on the Site location and the surrounding area; 

• Section 3 outlines the relevant planning history of the site; 

• Section 4 describes the Proposed Development; 

• Section 5 outlines the planning policy context; 

• Section 6 assesses the Proposed Development against the relevant planning policies; 

• Section 7 provides an overall summary and conclusion.  



    

 
 

 

 
 

2.0 Site Context  

2.1 The application Site comprises the ground floor and basement level of 5 Harben Parade, Finchley 

Road. It is located on the south/west side of Finchley Road along Harben Parade. Access to the Site 

is gained off Harben Parade which is a main high street.   

2.2 The Site is located within a highly sustainable location due to its proximity with Swiss Cottage 

underground station 170m to the south and Finchley Road underground station 360m to the north.   

There is also a bus stop within 30m of the Site along Harben Parade which is frequently serviced and 

provides journey to a range of locations including South Hampstead, North Finchley, Edgware and 

Brent Cross (service numbers 187, 13 113, C11 respectively).  

2.3 The Site has been vacant for more than 12 months but was previously in use as by Argos (A1 retail 

use).  

2.4 The Site is located within the Finchley Road town centre and is within a Primary Shopping Frontage 

designation. The Site also lies within a District Centre having regard to the London Plan.  

2.5 The three floors above the Site are used for residential (C3 use class) and the adjacent units are 

occupied by commercial operators.  

 



    

 
 

 

 
 

3.0 Relevant Planning History  

Table 3.1 below summarises planning applications relevant to the Site.  

Applicant reference Application proposal  Decision 

2018/6271/P 

Change of use of ground and lower 

ground from A1 to D2. Alterations to 

ground front elevation  

Refused 02/01/2019 

2011/2735/A 

Display of 1x internally illuminated fascia 

sign and 1x internally illuminated 

projecting sign to front elevation at 

ground floor level.  

Approved 16/04/2002 

9580033 

Display of internally illuminated fascia 

sign to measure 2180mm x 645mm and 

internally illuminated project box sign to 

measure 450mm x 850mm x 150mm 

both located at ground floor fascia level 

as shown on drawing number 

D1023001/B 

Approved 21/02/1995  

8580135 

Display of an internally illuminated fascia 

box sign measuring 9.25m x 1.05m and 

an internally illuminated projecting box 

sign measuring 1.05m x 1.05m both with 

an overall height of 3.65m over 

pavement level as shown on 

unnumbered drawing. 

Approved 29/05/1985 

8500856 Installation of a new shop front Approved 20/05/1985 

8580070 

1.Display of an internally illuminated 

fascia panel measuring 2.7m x 0.64m 

overall to read "Argos" affixed to the 

existing non-illuminated fascia.  

2.Display of an internally illuminated 

projecting box sign measuring 915mm x 

500mm x 200mm 

Approved 19/03/1985 

8500373 
Installation of a new shopfront as shown 

on drawings No.1035/4C 5A and 10.  
Approved 04/03/1985 

CTP/H7/10/B/18316 
The installation of a new shopfront at 5 

Harben Parade 
Approved 18/04/1974 



    

 
 

 

 
 

CA/999/A 

A non-illuminated red mosaic fascia 61' x 
2'6" (18.6m x 0.8m) reading 'Woolworth' 
and standard symbol in white 
illuminated lettering 17 3/4" (0.4m) high. 
(2) An illuminated projecting box sign 
measuring 2'6" x 3'3" (0.8m x 1m). The 
sign to display woolworth Standard 
Symbol and name in white letters on a 
red background. 

Registered 20/02/1974 

CA/999 

Set of 21" high internally-illuminated 

yellow letters to read WOOLWORTH. 

Length of display 38' and sited on fascia 

with overall height of 10'6". 

Approved 05/04/1968 

Table 3.1: Summary of relevant planning history  

3.1 The planning history of direct relevance to the Proposed Development is application reference 

2018/6271/P which sought planning permission for a change of use of from A1 to D2 on the Site. The 

application was refused  by the Council on 2nd January 2019 as it was determined that the loss of a 

retail unit would undermine the retail function of Finchley Road Town Centre and harm the character, 

function, vitality and viability of the Town Centre.  

3.2 Despite the application being refused it did establish a number of important principles which are 

relevant to the Proposed Development as follows: 

• The proposed alterations to the entrance are acceptable in terms of their design, scale and 

sitting and would not detract from the character and appearance; 

• noise impacts and mitigation set out within of the change of use application would be 

acceptable;  

• the 24 hour use would not create significant noise or disturbance to the neighbouring 

residents; and  

• no harmful transport impact would be caused to the wider area.  

3.3 The Officer’s Report for application 2018/6271/P will be referenced throughout this Planning 

Statement and can be found at Appendix 1.  



    

 
 

 

 
 

4.0 Proposed Development  

4.1 This planning application seeks permission to subdivide the Site into two separate commercial units. 

At the ground floor level, the existing unit will be sub-divided to create two individual commercial 

units, each with their own access. One unit will remain in class A1 use (retail), with the remainder of 

the unit proposed for D2 use (gymnasium). The street frontage will be split approximately 50% for 

retail use and 50% for gymnasium use. At the lower ground floor level, the D2 use is proposed. 

4.2 The Site current has an established A1 retail use but it has been vacant for more than 12 months. An 

A1 use will be retained through a smaller unit which is proposed to operate as a coffee shop /juice 

bar. The Applicant proposes to operate this business as well. Therefore we can be certain that this 

unit will be in full use.  

4.3 Planning permission is sought to allow the use of the gymnasium 24 hour a day, 7 days a week in line 

with Anytime Fitness’ standard operation and business model, reflecting modern 24/7 lifestyles and 

demand.  

4.4 It is anticipated that the gymnasium aspect of the Proposed Development will support five salaried 

staff, six full-time self-employed staff and 15 part-time self-employed staff (class instructors). 

Background to Anytime Fitness  

4.5 Anytime Fitness was founded in 2002 and since then has maintained robust growth rates, to become 

one of the world’s largest and fastest growing, 24 hour fitness franchises. 

4.6 Anytime Fitness has over 4,500 clubs open worldwide, with over 4 million members. Open 24 hours 

a day, 365 days a year, on all 7 continents of the world Anytime Fitness prides itself on providing its 

members with convenient and affordable fitness options in well maintained facilities which feature 

top-quality exercise equipment and state-of-the-art security and surveillance systems.  

4.7 Currently there are 160 Anytime Fitness gyms operating within the UK. 

4.8 The ability to access the gym 24 hours a day in combination with the location of Anytime Fitness 

gyms in highly accessible locations means that gym members can work out at a time convenient to 

them.  



    

 
 

 

 
 

24/7 Opening Hours  

4.9 Because the gyms operate 24 hours a day, members do not have to rush to access the facility before 

it closes or wait for it to open. Active members gain access with a unique swipe entry key fob which 

is linked to their member account. The extended trading hours of Anytime Fitness gyms reduces 

demand for parking in comparison to other gyms as use is spread throughout the day. Members can 

access the facility at all hours and not just on the way to or from work like at most gyms, lessening 

the peak usage times during the typical rush hours of 7am – 9am and 5:30pm – 7:30pm. 

Health & Safety 

4.10 Security and safety are of paramount importance to Anytime Fitness. All our gyms are monitored 

using CCTV in all areas, and remotely monitored via a system that has audio and visual access to the 

facility. This system is in operation both during staffed and non-staffed times. The surveillance 

cameras offer adaptable camera positions using a three access system. For added security a smoke 

coloured dome is placed over the camera to conceal the direction its lens is pointing, and there is a 

dedicated high resolution camera positioned by the entrance. 

Personal Health & Safety 

4.11 On average, approximately 5% of members choose to work out at Anytime Fitness Clubs between the 

hours of 10:00pm and 5:00am. Using advanced member tracking software, we know there is rarely 

only one person in the club during those hours. Even so, the use of personal security devices (PSDs) 

is strongly encouraged by club owners during non-staffed hours. 

4.12 PSDs offer instant emergency notification in the event of an accident or illness. When a PSD button 

is pressed, the security monitoring company will immediately call the alarm retrieval centre (ARC), 

and next they will contact the facility/club owner. As previously mentioned, for the member’s safety 

and peace of mind each club is fitted with high resolution surveillance cameras, as well as emergency 

buttons that will provide a direct link to emergency and law enforcement services. 

Entry Procedure 

4.13 The main member entrance door is equipped with a proximity access control system. To gain 

entrance, the member holds their key fob or membership card in front of a device called a proximity 



    

 
 

 

 
 

reader. As the member enters, they pass by a mechanism called a tailgate detection system. This 

system validates only one person to enter the facility at a time. 

Existing Gym Usage 

4.14 The following graphs illustrate the typical usage at several other Anytime Fitness clubs. In general, 

gym usage between the hours of 12am and 6am represents a small portion of total member visits 

(typically between 1% and 5%).  The figures below clearly demonstrate that the usage of the gyms 

have a similar pattern, the peak hours generally being 5am/6am - 9am and 4pm – 8pm. During the 

weekends usage between 12am and 6am tends to be lower than the weekdays and normally doesn’t 

exceed 2% of recorded visits.   

 

Figure 4.1 Average use per hour at Ilkeston  

 

Figure 4.2 Average use per hour at Ilkeston at Welwyn Garden City  



    

 
 

 

 
 

Figure 4.3 Average use per hour at Glasgow West End  

4.15 Taking these examples into account, night time usage of these gyms is consistency low and the extent 

of usage between 12am and 4am is generally 1-2 visits per hour.  Typically the people using the gym 

at these times are regular members from the local community that are keen to maintain health and 

fitness. They predominately consist of people who work abnormal hours such as nurses, shift workers, 

police and fire officers.   

Anticipated Usage at Proposed Gym  

4.16 It is anticipated that the usage of the proposed gym would follow a similar pattern to the gyms 

outlined above.  

Anytime Fitness Members  

4.17 Members who use Anytime Fitness clubs outside normal hours often comprise of shift workers such 

as community servants, nurses, shift workers and correctional/police/fire officers. Most members are 

residents of the surrounding area, people who work in adjacent commercial units, and other members 

of the local community who are keen to maintain their fitness and well-being. Many members walk 

to their club from either home or work, reducing their dependence on driving. Our data tells us that 

the vast majority of members in this location will attend the centre on foot, from either their home or 

place of work.  

4.18 Between the UK and Ireland, there are a total of 160 Anytime Fitness gyms that have successfully 

adopted the Anytime Fitness operating model, with more than 30 operating within Greater London.  



    

 
 

 

 
 

5.0 Planning Policy Context  

5.1 This section of the Planning Statement summarises the planning policy context relevant to the 

Proposed Development. Section 6 provides a more detailed assessment of the application proposals 

having regard to the relevant planning policies.  

National Planning Policy Framework  

5.2 The Government published the updated National Planning Policy Framework (NPPF) in July 2018 

which was then revised in February 2019. The NPPF sets out the Government’s planning policies and 

how these are expected to be applied.  

5.3 Paragraph 11 of the NPPF sets out the presumption in favour of sustainable development. For 

decision taking this means:  

• approving development proposals that accord with an up to date development plan 

without delay; or 

• where there are no relevant development plan policies, or the polices which are most 

important for determining the application are out of date, granting permission unless:  

i. the application of policies in this Framework that protect areas or assets of 

particular importance provides a clear reason for refusing the development 

proposed; or 

ii. any adverse impacts of doing so would significantly and demonstrably 

outweigh the benefits, when assessing against the policies in the Framework 

are taken as a whole.  

5.4 Paragraph 85 identifies that planning polices and decisions should support the role that town centres 

play at the heart of the local communities, by taking a positive approach to their growth, management 

and adaptation. Planning policies should, amongst others define a network and hierarchy of town 

centres and promote their long-term vitality and viability – by allowing them to grow and diversify in 

a way that can respond to rapid changes in the retail and leisure industries, allows a suitable mix of 

uses (including housing) and reflects their distinctive characters.  



    

 
 

 

 
 

 

Development Plan  

5.5 For this planning application the development plan comprises the Camden Local Plan (2017) and the 

London Plan (2016). 

5.6 The Council also has a number of adopted planning guidance documents, which include:  

• CPG Amenity (2018) 

• CPG Town Centres (2018) 

• CPG Planning for health and wellbeing (2018)  

 



    

 
 

 

 
 

6.0 Planning Considerations  

6.1 In this section of the Planning Statement we assess the Proposed Development against the relevant 

planning policies having regard to the key issues as follows:  

• Principle of development 

• Design considerations 

• Transport considerations 

• Amenity considerations 

 

Principle of Development  

6.2 The Site is located within the Finchley Road / Swiss Cottage town centre and a Primary Shopping 

Frontage as defined by the Camden Policies map (updated March 2019).  Within paragraph 9.12 of 

the Camden Local Plan it sets out that the Council will ensure that development in its centre is 

appropriate to the character and role of the centre in which it is located and does not cause harm to 

neighbours, the local area or other centres.  

6.3 Policy C1 of the Local Plan relates to improving and promoting strong, vibrant and health 

communities through ensuring a high quality environment with local services to support health, social 

and cultural wellbeing and reduce inequalities.      

6.4 Policy TC2 of the Camden Local Plan identifies that the Council will:  

• seek to protect and enhance the role and unique character of each of Camden’s centres, 

ensuring that new development is of an appropriate scale and character for the centre in 

which it is located; 

• provide for and maintain, a range of shops including independent shops, services, food, drink 

and entertainment and other suitable uses to provide variety, vibrancy and choice; 

• make sure that food, drink, entertainment and other town centre uses do not have a harmful 

impact on residents and the local area and focusing such uses in King’s Cross and Euston 

Growth areas, Central London Frontages, and Town Centres; and, 



    

 
 

 

 
 

• support and protect Camden’s Neighbourhood Centres, markets and areas of specialist 

shopping, local shops; and  

• pursue the individual planning objectives for each centre, as set out in Camden Planning 

Guidance, and through the delivery of environmental, design, transport and public safety 

measures. 

6.5 The Proposed Development comprises A1 and D2 use classes, which are town centre uses having 

regard to local and national policy. At a high level, the Proposed Development is therefore in principle 

acceptable at the Site.  

6.6 Policy TC2 further states that the Council has designated Primary and Secondary frontages in its 

centre and that they will:  

• protect the Primary Frontages as locations with a high proportion of shops (A1) in order to 

maintain the retail function of the centre; and  

• Protect the Secondary Frontages as locations for shops (A1) together with a broader range 

of shops, services, and food, drink and entertainment uses which support the viability and 

vitality of the centre.  

6.7 The supporting text within paragraph 9.18 identifies that Appendix 4 sets out that at least 75% of the 

units along the Primary Frontage are to be in retail use. The Officer’s Report for application 

2018/6271/P identified that there are a total of 19 units along the Primary Frontage and that at 

present 15 units are in retail use. Numerically this equates to 79% of the frontage in retail use, but it 

is noted that the Council calculated this on a distance basis and therefore calculated the extent of 

retail frontage to be 62.5%.  

6.8 Since determining the previous application, it is understood that number 18 on Harben Parade ‘The 

Hive’ had a D2 use but the tenant has now vacated the unit, with potential for it to revert back into 

A1 use, which would further increase the extent of retail development within the Primary Frontage. 

Indeed, on a numerical basis this would increase the number of retail units to 16, equating to 84% of 

total units.  

6.9 The Site has been vacant for more than 12 months and therefore in its current state makes no 

contribution to the vitality and viability of the shopping frontage. In fact, it is a detractor. At paragraph 



    

 
 

 

 
 

3.14 of the Officer’s Report the Council accept that a class D2 use, such as the proposed gym, would 

be acceptable in land use terms in this location as it is a town centre use and importantly that it 

generates activity. Nevertheless, the physical loss of a retail unit along the frontage was considered 

unacceptable.  

6.10 In this context, the revised proposals now retain A1 retail use, albeit within a smaller unit. It is 

considered that this unit will function as a viable and stand-alone business. In addition it should be 

noted that the Applicant does intend to operate this unit as well as an A1 use. It will be operated as 

a coffee shop / juice bar. This will ensure that the unit will be occupied at the earliest opportunity, in 

the event planning permission is granted.  

6.11 Given the above, the Proposed Development would not result in a net loss of retail choice along 

Harben Parade, with the only change being a slight reduction in the extent of the frontage specifically 

used for A1 retail purposes. However, in the context of the entire Primary Frontage, the loss of 5 

metres for retail use would not be material. Furthermore, the additional unit, in D2 use, would be 

complementary to the shopping frontage and generates its own activity. 

6.12 Paragraph 3.8 of the Officer’s Report sets out that the Council will not grant planning permission for 

development that it considers would cause harm to the character, amenity, function, vitality and 

viability of a centre or local area. The report then outlines that harm is consider to arise when an 

impact is at an unacceptable level, in terms of: 

• trade and turnover; 

• vitality and viability;  

• the character, quality and attractiveness of a centre;  

• levels of vacancy;  

• crime and antisocial behaviour;  

• the range of services provided; and  

• a centre’s character and role in the social and economic life of the local community.  

 

6.13 As the Proposed Development would not result in the loss of an A1 unit, it is considered that no 

material affect will arise upon choice along the shopping frontage from a retail perspective. The extent 

of retail frontage will only be marginally reduced and in any event complemented by an active town 

centre use which is likely to increase the diversity and vitality of the area and draw in additional 



    

 
 

 

 
 

patronage to other units along the shopping frontage. Furthermore, it would enable the occupancy 

of an otherwise vacant unit. 

6.14 It is noted that the Council has referenced the presence of other gyms in the general area. Please 

note however that the Leisure Database Company’s State of the UK Fitness Industry Report for 2018 

(Appendix 2) evidences that gym membership in London equates to just over 20% of the population 

(page 2). Within a very conservative radius of this property (1.5km or 0.93 miles) there is a residential 

population of 97,238 people. Therefore there is demand from approximately 19,448 people who live 

in this area for a gym membership. This does not even consider the daytime population of those who 

work in the area. Therefore the 19,448 number is likely very prudent. The two fitness clubs referenced 

in the Council’s report have an aggregated membership base of less than 10,000. The data therefore 

suggests there is very significant unmet demand for the provision of gym and fitness facilities in the 

locality from residents, particularly given the existing gyms do not operate on a 24 hour basis. 

6.15 Overall, it is considered that these revised proposals offer an ability to bring a vacant unit back into 

use through a development that would preserve the character, amenity, function, vitality and viability 

of the shopping frontage. It would also offer economic benefits through job creation. 

6.16 The Proposed Development has therefore overcome the reason for refusal relating to application ref. 

2018/6271/P and the principle of development acceptable.     

Design considerations 

6.17 Policy D1 of Camden’s Local Plan outlines that the Council will require all developments to be of the 

highest standard of design and will expect developments to consider character, setting, context and 

the form and scale of neighbouring buildings and the character and proportion of the existing 

building. In addition, it should integrate well with the surrounding streets and contribute positively 

to the street frontage.  

6.18 The Proposed Development involves the replacement of the existing entrance doors with two new 

unit frontages with their own access in the form of folding doors between glazed panels. 

6.19 It is considered that the alterations to the frontage would be sympathetic to the character and 

appearance of the area.  

 



    

 
 

 

 
 

Transport considerations  

6.20 Policy T1 of the Local Plan sets out that the Council will promote sustainable transport by prioritising 

walking, cycling and public transport in the Borough.  

6.21 The Site is located within a highly sustainable location in close proximity to two stations which provide 

access to the under and overground services. There is also a bus stop within 30m of the Site along 

Harben Parade which is frequently serviced to South Hampstead, North Finchley, Edgware and Brent 

Cross (service numbers 187, 13 113, C11 respectively). Due to this highly accessible location is it 

anticipated that the majority of users will attend the gym by walking or using public transport, and 

therefore no car parking provision is required. This approach was considered accepted by the Council 

in respect of application ref. 2018/6271/P. 

6.22 The Site benefits from a PTAL rating of 6a which further demonstrates the sustainability of the Site.  

6.23 It is acknowledged that the Site is not providing cycle parking as requested within the London Plan. 

However for security reasons, the entrance to the gym consists of pods that can only admit one 

person at a time, and disable door which only staff and disabled users can access. Therefore it is not 

possible to take cycles into the unit through this type of door. This was regarded as acceptable under 

application 2018/6271/P. In any event, a number of communal cycle spaces existing along Harden 

Parade within a short walk of the Site.  

6.24 For the reasons outlined above, it is considered that the Site is within a highly sustainable location 

and would not give rise to any adverse transport impacts, a position also taken by the Council in 

respect of the previous planning application.   

Amenity considerations 

6.25 Policy TC4 of the Local Plan seeks to ensure that the development of shopping, services, food, drink, 

entertainment and other town centre uses does not cause harm to the amenity of neighbours. The 

policy notes that the Council will consider: 

• the impact of the development on nearby residential uses and amenity and any prejudice to 

future residential development; 

• noise and vibration and vibration generated either inside or outside of the site; and  

• the potential for crime and antisocial behaviour . 



    

 
 

 

 
 

 

6.26 The Application Site is located within a busy town centre, surrounded by other commercial uses. 

Anytime Fitness operates 24 hours a day which would help ensure the town centre is lively during the 

day, but also in the evening, without creating problems of crime and noise which are often associated 

with some late night leisure uses such as pubs and nightclubs.  

6.27 Due to the 24 hour operation of the gym, potential noise and disturbance are of particular 

importance. The standard Anytime Fitness specification includes a number of measures to minimise 

any disruption to neighbouring occupiers. These include:  

• No loud bass beats typically associated with most gyms, rather, the proposed gym will have 

low volume background music playing throughout, which is set and locked by the manager 

in the administration office. All the cardiovascular equipment has individual television screens 

and members wear headphones to listen to the sound.  

 

• All the equipment is designed for members to use individually and without the need for 

constant monitoring by a personal trainer, thus encouraging a controlled use.  

 

• High impact resilient flooring will be used under the free weights area to absorb the impact 

of dropping weights onto the surface, and to mitigate any potential noise.   

 

• Group exercise classes will not occur during night time hours and outside of staffed hours.  

 
• All windows are non-operable and fixed shut at all times, with air conditioning supplied to 

filter air.  

6.28 Group classes will only occur during staffed hours, with the last class concluding at, or before 9pm. In 

addition, all Anytime Fitness gyms have control equipment that sets music to levels that do not exceed 

71dBA in the gym, and do not exceed 80dBA in the studio. The control equipment is tamperproof 

and stored in the manager’s office. Music with a high bass content or beat will be avoided, and low 

level music will be played outside staffed hours. Moreover, in keeping with the Anytime Fitness model, 

gym users will be encouraged to use their own personal headsets.  

6.29 The previous planning application was supported by a Noise Impact Assessment (16th November 

2018) and an Environmental Noise Survey (7th December 2018), both prepared by Paceconsult. The 



    

 
 

 

 
 

Applicant can confirm that the mitigation measures set out within the report will be complied with 

for the Proposed Development. 

6.30 As a result of the measures in place there will be no impact on the amenity of neighbouring properties 

as a result of the Proposed Development, therefore the Proposed Development should be considered 

acceptable in terms of amenity.  

6.31 As set out within paragraph 5.4 of the Officers Report for application 2018/6271/P (see Appendix 1), 

it was considered that the 24 hour development would not result in a material impact on the amenity 

of neighbouring properties in terms of noise. As the Proposed Development is materially the same 

as application 2018/6271/P in terms of noise impacts, it should also be regarded as acceptable. The 

two noise surveys submitted in support of application 2018/6271/P have been submitted to support 

this application as the Proposed Development will operate within the same parameters of these 

reports.  

6.32 For the reasons set out above, it is considered the proposal is acceptable in terms of amenity.  

  



    

 
 

 

 
 

7.0 Conclusion  

7.1 The Proposed Development offers the potential to secure the occupation of a currently vacant unit. 

It involves the retention of the existing A1 use but through the subdivision of the existing unit, would 

also enable the introduction of a new unit for use as a gymnasium (D2 use class).  

7.2 In the context of the previously refused planning application ref. 2018/6271/P, it is important to note 

that the Proposed Development will no longer result in the loss of an A1 retail unit along the shopping 

frontage and therefore no material affect will arise upon choice along the shopping frontage from a 

retail perspective. Furthermore, the extent of retail frontage will only be marginally reduced by 

somewhere in the region of less than 5 metres and in any event complemented by an active town 

centre use (gymnasium) which is likely to increase the diversity and vitality of the area and draw in 

additional patronage for other units along the shopping frontage. 

7.3 Notwithstanding the presence of other gyms in the area, Anytime Fitness considers that there remains 

substantial demand for additional gym facilities in this locality per data presented in section 6.14 

above.  

7.4 Overall the revised proposals offer an ability to bring a vacant unit back into use through a 

development that would preserve the character, amenity, function, vitality and viability of the 

shopping frontage and are considered to have overcome the reason for refusal relating to application 

ref. 2018/6271/P.     

7.5 As with the previous application, the Proposed Development is considered to be acceptable in all 

other respects and accordingly, planning permission should be granted without delay, in accordance 

with paragraph 11 of the NPPF.   



Appendix 1: Officers Report 
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Change of use of ground and lower ground from A1 (retail) to D2 (gym). Alterations to ground front 
elevation. 
 

Recommendation(s): 
 
Refuse planning permission 

 

Application Type: 
 
Full Planning Permission 
 



Conditions or Reasons 
for Refusal: 

 
 
Refer to Decision Notice 

Informatives: 

Consultations 

Adjoining Occupiers:  
No. notified 
 

00 
 

 
No. of responses 
 
No. electronic 

 
01 
 
00 

No. of objections 
 

01 
 

Summary of consultation 
responses: 

 

 

 
A site notice was displayed near the site from the 04/01/2019 (consultation 
expiry 28/01/2019).   
 
 
One objection was received from 15 Fairfax Place which can be summarised 
as follows: 

 Loss of retail unit which will not bring shoppers to the area 
 
 

 

 

   
  



Site Description  

The ground floor and basement levels are currently in A1 use with residential units above. The site is 
on the south/west side of Finchley Road, located along Harben Parade. The current unit is vacant but 
it was previously occupied by Argos.  
  
It is not within a conservation area and the building is not listed. It is within the Finchley Road Town 
Centre, and falls within a primary shopping frontage.  
 

Relevant History 

Application site  
  
None relevant. 
 

Relevant policies 

 
National Planning Policy Framework (2018)    
  
London Plan (2016)  
Draft London Plan (2017) 
  
Camden Local Plan (2017)  

 G1 Delivery and location of growth  

 A1 Managing the impact of development  

 A4 Noise and vibration  

 C1 Health and wellbeing  

 D1 Design  

 CC5 Waste  

 TC2 Camden’s centres and other shopping areas  

 TC4 Town centre uses  

 T1 Prioritising walking, cycling and public transport  

 T2 Parking and car-free development  

 T4 Sustainable movement of goods and materials  
 
Camden Planning Guidance   

 CPG Amenity (2018)  

 CPG Town Centres (2018)  

 CPG Planning for health and wellbeing (2018) 



Assessment 

1.0 Proposal  
 
1.1 This application seeks planning permission for a change of use of the ground floor from retail use 

(Class A1) to a D2 use (gym). The application relates to approximately 410.4sqm of floor space.   
 
2.0 Assessment 
 
2.1 The main considerations in relation to this proposal are:   

 The principle of development  

 Design considerations  

 Impact on the residential amenity of nearby and neighbouring residential properties  

 Transport considerations  
 

3.0 The principle of development  
 
3.1. The Local Plan notes that the Council will ensure that development in its centres is appropriate to 
the character and role of the centre in which it is located and does not cause harm to neighbours, the 
local area, or other centres. The application site is located within the ‘Finchley Road’ Town Centre, as 
defined by CPG: Town Centres and Retail (2018), and forms part of a designated Primary Frontage.   
 
3.2. Policy TC2 of the Local Plan notes that the Council will:  
(a) seek to protect and enhance the role and unique character of each of Camden’s centres, ensuring 
that new development is of an appropriate scale and character for the centre in which it is located;  
(b) provide for and maintain, a range of shops including independent shops, services, food, drink and  
entertainment and other suitable uses to provide variety, vibrancy and choice;  
(c) make sure that food, drink, entertainment and other town centre uses do not have a harmful 
impact on residents and the local area and focusing such uses in King’s Cross and Euston Growth 
areas, Central London Frontages, and Town Centres; and,  
(e) pursue the individual planning objectives for each centre, as set out in Camden Planning 
Guidance, and through the delivery of environmental, design, transport and public safety measures.  
 
3.3. The policy goes on to note that the Council has designated primary and secondary frontages in 
its centres and will:  
(f) protect the primary frontages as locations with a high proportion of shops (Class A1) in order to 
maintain the retail function of the centre; and  
(g) protect the secondary frontages as locations for shops (Class A1) together with a broader range of 
other town centre uses to create centres with a range of shops, services, and food, drink and 
entertainment uses which support the viability and vitality of the centre.   
 
3.4. In Appendix 4, it is noted that within the Primary Frontages in ‘Finchley Town Centre the  
Council will aim for a minimum of 75% retail (Class A1) uses. 
 
3.5. At the time of the officer’s site visit (16/01/2019), the current uses in the frontage were as  
follows:  
 

Harben Parade (No.) Unit Use class 

1 SAI Houseware A1 

2 Eye Emporium A1 



3 AK Printers A1 

4 Vision express A1 

4 McDonalds  A3 

3-5 Superdrug A1 

5 Argos (Application site) A1 

6 British heart foundation A1 

7 PSA Pharmacy A1 

8 Santander A2 

9-10 WH Smith A1 

11 Holland and Barrett A1 

12 Costa A1 

13 Amy’s Hardware A1 

14 Boots A1 

15 Essensuals A1 

16 Smile Studio D1 

17 Vodafone A1 

18 The Hive D1 

 
3.6 The above table shows that, currently, of the 19 units in the frontage, 15 are in retail (Class A1) 
use, which represents 62.5% of the frontage. The proposal will result in 14 units in retail (A1) use 
which would mean that the frontage would not comply with the requirement in Appendix 4 of the Local 
Plan for at least 75% of the units in the Primary Frontage to be in retail use.  
 
3.7. Policy TC4 of the Local Plan notes that the Council will ensure that the development of food,  
drink, entertainment uses does not cause harm to the character, function, vitality and viability of a 
centre, the local area or the amenity of neighbours and it notes that the Council will consider:  
(a) the effect of development on shopping provision and the character of the centre in which it is 
located;  
(b) the cumulative impact of food, drink and entertainment uses, taking into account the number and 
distribution of existing uses and non-implemented planning permissions and any record of harm 
caused by such uses;  
(c) the Council’s expectations for the mix and balance of uses within frontages for each centre; and 
(d) the individual planning objectives for each centre, as set out in the CPG.   
 
3.8 The Council will not grant planning permission for development that it considers would cause 
harm to the character, amenity, function, vitality and viability of a centre or local area. We consider 
that harm is caused when an impact is at an unacceptable level, in terms of: 

 trade and turnover; 

 vitality and viability; 

 the character, quality and attractiveness of a centre; 

 levels of vacancy; 

 crime and antisocial behaviour; 

 the range of services provided; and 

 a centre’s character and role in the social and economic life of the local community. 
 
3.9 CPG Town Centres identifies Finchley Road / Swiss Cottage as the third largest town centre in the 
Borough after Camden Town and Kilburn High Road. It is designated as a district centre in the 
London Plan. The main shopping area of Finchley Road/ Swiss Cottage runs from the O2 Centre, with 
its concentration of food, drink and entertainment uses, to Swiss Cottage Underground Station. 



Finchley Road/Swiss Cottage provides a significant convenience goods role in the Borough, serving 
local needs and those from a wider catchment; however, the centre has a more limited comparison 
role. The main retail offer in this centre is provided in the O2 Centre. Finchley Road/ Swiss Cottage 
town centre generally serves the local population, a role which is expected to continue. 
 
3.10 The site occupies a large frontage in comparison to the other units within this parade. It is 
considered that its change of use to a gym would result in a loss of this active frontage and potentially 
harm the vitality of this part of the town centre. 
 
3.11 It is noted that this area is already served by the Swiss Cottage Leisure Centre which provides a 
gym and other sports facilities to the local area which is located within 0.3miles or a 6minute walk 
from the site or Virgin Active (D2) located within the O2 Centre within 0.3miles or a 7 minute walk. 
Both gyms are open from 6am during the week to 10pm and 10:30pm respectively.  
 
3.12 On the basis of the above, it is considered that allowing the proposed change of use would 
cause undue harm to the character, function, vitality and viability of the shopping frontage. The 
proposal would result in even fewer of the premises in the Primary Frontage being in retail use which 
would further reduce the range of shopping services provided in this part of Finchley Road, which may 
deter shoppers from 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.  
 
3.13 To conclude, with regards the loss of Class A1 retail use, the proposal would result in fewer than 
75% of the units in the frontage being in retail use, contrary to Policies TC2 and TC4 of the Local 
Plan. As a result, the proposal would cause undue harm to the character, function, vitality and viability 
of the shopping frontage. The principle of development is not considered to be acceptable and 
planning permission should be refused on this basis.  
 
3.14 Notwithstanding the above, a Class D2 use, such as the proposed gym, would be acceptable in 
land use terms this location, given it is a use that generates activity.  However, a Class D2 use would 
not support the Town Centre in the same way as a Class A1 retail use, and the change of use is 
considered unacceptable.   
 
4.0 Design considerations 
 
4.1 Policy D1 of Camden’s Local Plan outlines that the Council will require all developments to be of 
the highest standard of design and will expect developments to consider character, setting, context 
and the form and scale of neighbouring buildings and the character and proportion of the existing 
building. In addition it should integrate well with the surrounding streets and contribute positively to the 
street frontage. 
 
4.2 The proposal will replace the existing entrance doors with new automated bi-parting, folding doors 
in between some new glazed window panels. It is considered that the alterations to the entrance are 
acceptable in terms of their detailed design, scale and siting and would not detract from the character 
and appearance of this commercial host property or streetscene.  
 
5.0 Amenity  
 
5.1 Policy TC4 seeks to ensure that the development of shopping, services, food, drink, entertainment 
and other town centre uses does not cause harm to the amenity of neighbours. The policy notes that 
the Council will consider:  



(g) the impact of the development on nearby residential uses and amenity and any prejudice to future 
residential development; 
 (i) noise and vibration generated either inside or outside of the site;  and 
 (k) the potential for crime and antisocial 
 
 
5.2 Policy TC4 further adds that to manage potential harm to amenity or the local area, we will, in 
appropriate cases, use planning conditions and obligations to address the following issues: 
l. hours of operation; 
m. noise/vibration, fumes and the siting of plant and machinery; 
n. the storage and disposal of refuse and customer litter; 
o. tables and chairs outside of premises; 
p. community safety; 
q. the expansion of the customer area into ancillary areas such as basements; 
r. the ability to change the use of premises from one food and drink use or one entertainment use to 
another (within Use Classes A3, A4, A5 and D2); and 
 
5.3 Similarly, Policy A1 of the Local Plan seeks to protect the quality of life of occupiers and 
neighbours. The factors to consider include: noise and vibration levels; and odour, fumes and dust. 
Policy A4 also seeks to ensure that noise and vibration is controlled and managed. The policy notes 
that the Council will not grant planning permission for development likely to generate unacceptable 
noise and vibration impacts, and will only grant permission for noise generating development, 
including any plant and machinery, if it can be operated without causing harm to amenity. 
 
5.4 Two noise surveys have been submitted in support of the application.  The Council's 
Environmental Health officer has reviewed the information and considers it to be acceptable. 
However, it is noted that they do not reference potential impacts from music. If the development was 
acceptable this could be controlled by conditions. The development would not result in a material 
impact on the amenity of neighbouring properties in terms of noise.  
 
5.5 A 24hour use is proposed, given the nature of the proposed use as a gym (D2) it is not considered 
that its operating hours would create significant noise and disturbance to the neighbouring residents. 
A condition would secure its use as a gym and not include other D2 uses which could create amenity 
issues.  
 
 
6.0 Transport 
 
6.1. Policy T1 of the Local Plan promotes sustainable transport by prioritising walking, cycling and 
public transport in the borough; Policy T2 seeks to limit the availability of parking; and Policy T4 
promotes the sustainable movement of goods and materials and seeks to minimise the movement of 
goods and materials by road.  
 
6.2. The application site has a high PTAL rating (6a) and is therefore easily accessible by public 
transport. Furthermore, the application site is located within a designated Town Centre which already 
attracts visitors. 
   
6.3. No off-street parking is proposed, which is acceptable.  
 



6.4 Although the proposal does not provide cycle parking in accordance with London Plan 
requirements, it is acknowledged in this instance that 8 short-stay spaces cannot be provided given 
the constrained nature of the site and lack of external space. The gym would be accessed using a 
code to enter an access pod that can only accommodate one person at a time and it would not be 
possible to take cycles through this type of door. The applicant has stated that for security reasons 
only disabled members and staff have access to the disabled doors and so non-disabled members 
cannot use these doors to bring cycles in to the gym. The applicant had agreed that 2 long-stay staff 
spaces be provided within the gym, however revised plans were not provided during the lifetime of 
this application. Highways officers were satisfied in this instance that the provision of 2 long-stay staff 
spaces would be acceptable and if the proposal were to be granted this could be secured by 
condition. It would therefore not be reasonable for cycle parking to be included as a reason for refusal 
on this site.   
 
6.5 Overall, it is not considered that the proposed change of use from retail (Class A1) to gym (Class 
D2) would cause any harmful transport impacts in the wider area and the proposal is considered to be 
acceptable in this respect.   
 
 
7.0 Conclusion  
 
7.1 The proposed change of use from retail (Class A1) to D2 (gym), by reason of the loss of a retail 
unit, would undermine the retail function of ‘Finchley Road’ Town Centre and would harm the 
character, function, vitality and viability of the Town Centre, contrary to the aims of Policies TC2 
(Camden's centres and other shopping areas) and TC4 (Town centres uses) of the Camden Local 
Plan 2017. 
 
8.0  Recommendation   
  
8.1 Refuse planning permission. 
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