239 KENTISH TOWN ROAD, LONDON NW5 2JT
PROPOSED CHANGE OF USE OF THE FIRST AND SECOND FLOORS FOR RESIDENTIAL USE; SMALL FRONT EXTENSION TO THE FIRST AND SECOND FLOORS; ADDITION OF AN THIRD STOREY ALSO FOR RESIDENTIAL USE AND NEW SHOPFRONT WITH ACCESS DOOR TO UPPER FLOORS
[image: image1.png]d9-05 = | vl Existing shopfront and signage - Microsoft Word (Product Activation Failed) — X
Mome | men pagelyou  Reteences waings  Review view Mome | imen  pagelayout  Reteences Wangs  Review  View -
1 L. R J— #Find - 1 . = AFind -

B Timestlewgon - 12 AT & 87 saBbca AaBb AaBbC AaBLCc AaBbCel AaBbCel AaBbCel AdBbCcl aamoca AaBL assvceoc aasocep assboet samcer . A\ S cepince & LB LB aasbceoe AaBbC: AsBbce AAD 4ambce assbeeoi aashcene Aasbced. navbeed AoBbced Aasbcen: mscscens asssccor amsoccor | A cepiace

P omatronter B 7 U e %, X - [+ || THeading1 THeading2 THeading3 THeading4 THeadings THeadings THeading7 TListPara Stong  TTHe  TNoSpad.. Headng3  Subtiie Subtetm.. - Change L';mm P et B4 U7 she x| AW - A TNoSpac. Headingl Weading2  THe | Subfile  Suefm. Emphasi Intewsef. Stong  Quofe  Imense. SublleRel. mtenseR. SookTle | Change L';mm
Gipbosrd Font syies cating Gipbosrd Font Parsgraph syies ating

] i 23 a5 6 7 8 -9 w1 u & 5 | w As iwsoiwan = [ P2 S SR B S S R B 2 T K B R M TS X (IS S UL ]

- ding Cancry o - o g

] st s 239 ]

M 0 g

] T = 3

o Front Elevation B

] PROPOSED SHOPFRONT H

i 5.0 Planning Policy 7

B 5.1 The relevant planning policy documents for the area are the National B

7 Planning Policy Framework 2018 and the Uttlesford District Plan 2005. s | 239 KENTISH TOWN ROAD. EXISTING SHOPFRONT AND SIGNAGE A

= The proposal being submitted to the District Council has been prepared o N

Page: 2015 | Words: 1431 | <5 | ) ) T C o T S - ) 150% ( 0——@ rage:to11 | Wordsis | 5 | HE 165 ( 0 ®

P Type here to search




MARDEN ASH PLANNING LTD

PLANNING, DESIGN & ACCESS STATEMENT

This statement is written in accordance with the requirements of article 4C of the GDPO, and covers matters of design and access.

1.0
Description of the proposal.

1.1
The planning application being submitted to Camden Council is for the conversion of the first and second floors of 239 Kentish Town Road to residential use, a small extension to both the first and second floors at the front of the property and the construction of a third floor to the building, which will also be for residential use.
1.2
The application also includes a proposed new shopfront, including a door to access the upper floors.

2.0 The application site.

2.1
The application site comprises commercial premises used by Rio’s Relaxation Spa. 
2.2
The property is not listed and does not lie within a Conservation Area.
3.0 Planning History.

3.1
In 2020, the property owners submitted an application to Camden Council for a new shopfront to the premises (2020/4880/P). This was subsequently withdrawn, and the revised shopfront proposals have now been incorporated in this application.
4.0
Design Proposals: Residential Upper Floors
4.1
The application being submitted to the Borough Council proposes a change of use for the first and second floors, which are currently vacant but which are designated as commercial use, to residential. This will provide a one-bed apartment on each floor. It is also proposed that both the first and second floors are extended to the front of the property.
4.2
In addition, the application is seeking consent to add a third storey to the building, which will provide a single one-bed apartment.
4.3
The proposed apartment sizes are as follows.


First Floor 37m2

Second Floor 45m2

Third Floor 40m2
4.4
The proposed units are all self-contained, each with a shower room. All three units are in compliance with the space standards specified in the Lodon Plan 2016.
4.5
Access to the upper floors are via a new staircase to the rear of the property.

Shopfront Design. 

4.7
The new shopfront will feature frameless glazing with a dark grey frame and a central door. To the left of the shopfront (when viewed from the road) is an additional pedestrian door, which will provide direct access to the floors above ground floor level. This is required to separate the commercial use access from the residential use. The new door will be dark grey, with a dark grey frame. Both doors will open inwards. 

4.8
There are three lights above the new shopfront window which will illuminate without causing light pollution, and which will contribute towards the prevention of crime.
4.9
There would be no change to the existing building line.

4.10
The existing awning will be removed.
4.11
The design includes for the installation of an access door to the upper floors which will enable the separation of the residential use from the commercial activities on the ground floor.
5.0
Planning Policy

5.1
The relevant planning policy documents for the application are the Camden Local Plan 2017, the London Plan 2016, and the national Planning Policy Framework 2018. The proposal being submitted to Camden Council has been prepared in accordance with the policies, standards and design principles set out in those documents.

5.2
In respect of the Camden Local Plan, the relevant policies for this application, wholly or in part, are as follows.

Policy H1 Maximising Housing Supply


Policy H2 Maximising the supply of self-contained housing with mixed-use schemes


Policy H4 Maximising the supply of affordable housing


Policy H6 Housing choice and mix


Policy D1 Design


Policy D3 Shopfronts

5.3
Policy H1 Maximising housing supply. This policy states as follows

The Council will aim to secure a sufficient supply of homes to meet the needs of existing and future households by maximising the supply of housing and exceeding a target of 16,800 additional homes from 2016/17 - 2030/31, including 11,130 additional self-contained homes. We will seek to exceed the target for additional homes, particularly self-contained homes by:

a. regarding self-contained housing as the priority land-use of the Local

Plan;

b. working to return vacant homes to use and ensure that new homes are occupied;

c. resisting alternative development of sites identified for housing or self- contained housing through a current planning permission or a development plan document unless it is shown that the site is no longer developable for housing; and

d. where sites are underused or vacant, expecting the maximum reasonable provision of housing that is compatible with any other uses needed on the site.

We will monitor the delivery of additional housing against the housing target, and will seek to maintain supply at the rate necessary to exceed the target. In seeking to maintain the housing supply, the Council will adjust the type and mix of housing sought, having regard to the financial viability of development, the sales or capital value of different house types and tenures, and the needs of different groups.

5.4
The proposed development will provide three one-bed apartments, and with the provision of the additional floor will maximise the development potential of the site, bringing into residential use space that is not currently utilised. It is therefore in accord with this policy.
5.5
Policy H2 Maximising the supply of self-contained housing from mixed-use schemes. This policy states as follows.
To support the aims of Policy H1, where non-residential development is proposed the Council will promote the inclusion of self-contained homes as part of a mix of uses.

• In all parts of the borough the Council will encourage the inclusion of self-contained homes in non-residential development.

• In the Central London Area and the town centres of Camden Town,

Finchley Road/ Swiss Cottage and Kilburn High Road, where development involves additional floor space of more than 200sqm (GIA), we will require 50% of all additional floor space to be self-contained housing, subject to the following considerations.

In the specified areas, the Council will consider whether self-contained housing is required as part of a mix of uses taking into account:

a. the character of the development, the site and the area;

b. site size, and any constraints on developing the site for a mix of uses;

c. the priority the Local Plan gives to the jewellery sector in the Hatton

Garden area;

d. whether self-contained housing would be compatible with the character and operational requirements of the proposed non-residential use and other nearby uses; and

e. whether the development is publicly funded or serves a public purpose.

Where housing is required as part of a mix of uses, we will require self-contained housing to be provided on site, particularly where 1,000sqm (GIA) of additional floor-space or more is proposed. Where the Council is satisfied that providing on-site housing is not practical or housing would more appropriately be provided off-site, we will seek provision of housing on an alternative site nearby, or exceptionally a payment-in-lieu.

In considering whether housing should be provided on site and the most appropriate mix of housing and other uses, the Council will take into account criteria (a) to (e) and the following additional criteria:

f. the need to add to community safety by providing an active street frontage and natural surveillance;

g. the extent of any additional floor space needed for an existing user;

h. the impact of a mix of uses on the efficiency and overall quantum of development;

i. the economics and financial viability of the development including any particular costs associated with it, having regard to any distinctive viability characteristics of particular sectors such as build-to-let housing; and

j. whether an alternative approach could better meet the objectives of this policy and the Local Plan.

In the Central London Area and the town centres listed in this policy, where provision of self-contained housing is required but the development’s provision of housing falls significantly short of the Council’s 50% target due to financial viability, and there is a prospect of viability improving prior to completion, the Council will seek a deferred contingent contribution. The deferred contribution will be based on the initial shortfall and an updated assessment of viability when costs and receipts are known as far as possible.

5.6
This policy is concerned with ensuring adequate housing provision in mixed-use developments. The ground floor of the application property is used for commercial purposes, and the applicant’s proposal will provide three residential units in the upper floors, contributing towards this Council policy.
5.7
Policy H4 Maximising the supply of affordable housing

The Council will aim to maximise the supply of affordable housing and exceed a borough wide strategic target of 5,300 additional affordable homes from 2016/17 - 2030/31, and aim for an appropriate mix of affordable housing types to meet the needs of households unable to access market housing. We will expect a contribution to affordable housing from all developments that provide one or more additional homes and involve a total addition to residential floor space of 100sqm GIA or more. The Council will seek to negotiate the maximum reasonable amount of affordable housing on the following basis:

a. the guideline mix of affordable housing types is 60% social-affordable rented housing and 40% intermediate housing;

b. targets are based on an assessment of development capacity whereby 100sqm (GIA) of housing floor space is generally considered to create capacity for one home;

c. targets are applied to additional housing floor space proposed, not to existing housing floor space or replacement floor space;

d. a sliding scale target applies to developments that provide one or more additional homes and have capacity for fewer than 25 additional homes, starting at 2% for one home and increasing by 2% of for each home added to capacity;

e. an affordable housing target of 50% applies to developments with capacity for 25 or more additional dwellings;

f. for developments with capacity for 25 or more additional homes, the

Council may seek affordable housing for older people or vulnerable people as part or all of the affordable housing contribution;

g. where developments have capacity for fewer than 10 additional dwellings, the Council will accept a payment-in-lieu of affordable housing;

h. for developments with capacity for 10 or more additional dwellings, the affordable housing should be provided on site; and

i. where affordable housing cannot practically be provided on site, or offsite provision would create a better contribution (in terms quantity and/or quality), the Council may accept provision of affordable housing offsite in the same area, or exceptionally a payment-in-lieu. We will seek to ensure that where development sites are split or separate proposals are brought forward for closely related sites, the appropriate affordable housing contribution is comprehensively assessed for all the sites together. The Council will seek to use planning obligations to ensure that all parts or phases of split or related sites make an appropriate affordable housing contribution.

In considering whether affordable housing provision should be sought, whether provision should be made on site, and the scale and nature of the provision that would be appropriate, the Council will also take into account:

j. the character of the development, the site and the area;

k. site size and any constraints on developing the site for a mix of housing including market and affordable housing, and the particular types of affordable provision sought;

l. access to public transport, workplaces, shops, services and community facilities;

m. the impact on creation of mixed, inclusive and sustainable communities;

n. the impact of the mix of housing types sought on the efficiency and

overall quantum of development;

o. the economics and financial viability of the development including any particular costs associated with it, having regard to any distinctive viability characteristics of particular sectors such as build-to-let housing; and

p. whether an alternative approach could better meet the objectives of this policy and the Local Plan. Where the development’s contribution to affordable housing falls significantly short of the Council’s targets due to financial viability, and there is a prospect of viability improving prior to completion, the Council will seek a deferred contingent contribution, based on the initial shortfall and an updated assessment of viability when costs and receipts are known as far as possible.

5.8
The application being submitted to the Council proposes three new residential units, two via change of use and one through the creation of an additional floor, and therefore meets the affordable housing threshold. However, given the nature and very limited number of units in the proposed development, an onsite allocation of affordable housing would clearly not be appropriate, and the applicant would therefore expect that the Council with accept a payment-in-lieu of affordable units. 
5.9
Policy H6 Housing choice and mix. This policy states as follows.

The Council will aim to minimise social polarisation and create mixed, inclusive and sustainable communities by seeking high quality accessible homes and by seeking a variety of housing suitable for Camden’s existing and future households, having regard to household type, size, income and any particular housing needs.

We will seek to secure high quality accessible homes in all developments that include housing. We will:

a. encourage design of all housing to provide functional, adaptable and

accessible spaces;

b. expect all self-contained homes to meet the nationally described space standard;

c. require 90% of new-build self-contained homes in each development

to be accessible and adaptable in accordance with Building Regulation

M4(2); and

d. require 10% of new-build self-contained homes in each development to be suitable for occupation by a wheelchair user or easily adapted for occupation by a wheelchair user in accordance with Building Regulation M4(3).

We will seek to secure a variety of housing suitable for existing and future households overall across development in the borough. When considering future site allocations and negotiating the types of housing included in each development, we will:

e. seek a diverse range of housing products in the market and affordable sectors to meet the needs across the spectrum of household incomes;

f. promote Starter Homes in accordance with government requirements;

g. support the development of private rented homes where this will assist the creation of mixed, inclusive and sustainable communities;

h. seek provision suitable for families with children, older people, people with disabilities, service families, people wishing to build their own homes and Camden’s traveller community; and

i. require a range of dwelling sizes in accordance with Policy H7 Large and small homes.

Where housing is proposed as part of development with a site area of 0.5 ha or greater, we will expect the development to make provision for particular housing needs. For such sites, the Council will particularly seek to address the need for serviced plots available to people wishing to build their own homes but may also support the inclusion of housing for older people or vulnerable people, student housing, or other housing with shared facilities. In considering the scale and nature of provision for particular housing needs that would be appropriate, the Council will take into account:

j. criteria in Policies H8, H9, and H10 where applicable;

k. the character of the development, the site and the area;

l. site size, and any constraints on developing the site for a mix of housing including provision for particular housing needs;

m. the impact on creation of mixed, inclusive and sustainable communities; n. the impact of provision for particular housing needs on the efficiency and overall quantum of development;

o. the economics and financial viability of the development including any particular costs associated with it, having regard to any distinctive viability characteristics of particular sectors such as build-to-let housing; and

p. whether an alternative approach could better meet the objectives of this policy and the Local Plan.

5.9
The application site only offers the opportunity to create three one-bed apartments, being limited by the size and design of the actual building. The unit sizes are in compliance with standards set out in the London Plan 2016.
5.10
Policy D1 Design. This policy states as follows.

The Council will seek to secure high quality design in development. The Council will require that development:

a. respects local context and character;

b. preserves or enhances the historic environment and heritage assets in accordance with Policy D2 Heritage;

c. is sustainable in design and construction, incorporating best practice in resource management and climate change mitigation and adaptation;

d. is of sustainable and durable construction and adaptable to different activities and land uses;

e. comprises details and materials that are of high quality and complement the local character;

f. integrates well with the surrounding streets and open spaces, improving movement through the site and wider area with direct, accessible and easily recognisable routes and contributes positively to the street frontage;

g. is inclusive and accessible for all;

h. promotes health;

i. is secure and designed to minimise crime and antisocial behaviour;

j. responds to natural features and preserves gardens and other open

space;

k. incorporates high quality landscape design (including public art, where appropriate) and maximises opportunities for greening for example through planting of trees and other soft landscaping,

l. incorporates outdoor amenity space;

m. preserves strategic and local views;

n. for housing, provides a high standard of accommodation; and

o. carefully integrates building services equipment.

The Council will resist development of poor design that fails to take the opportunities available for improving the character and quality of an area and the way it functions.

5.11
The application proposes the change of use of the first and second floors of the property, an additional floor. The design of both the front extensions and the new floor to the building reflect local vernacular and are consistent with the existing building design. There are a number of adjacent properties that are extended up to three floors above ground floor, and the proposed additional storey will therefore fit well within the existing street scene.
5.12
The London Plan 2016. The London Plan sets the space standards for new residential units, adopted by Camden Council in its Local Plan. It states as follows


Table 3.3 sets out minimum space standards for dwellings of different sizes. This is based on the minimum gross internal floor area (GIA) required for new homes relative to the number of occupants and taking into account commonly required furniture and the spaces needed for different activities and moving around. This means developers should state the number of bedspaces/occupiers a home is designed to accommodate rather than, say, simply the number of bedrooms.
5.13
For a one bed, one person flat, with a shower room as opposed to a bathroom, the minimum space standard is 37m2 with an additional 1m2 for storage. The three apartments meet these standards.

5.14
Policy D3 Shopfronts. This states as follows.


The Council will expect a high standard of design in new and altered

shopfronts, canopies, blinds, security measures and other features.

When determining proposals for shopfront development the Council will

consider:

a. the design of the shopfront or feature, including its details and materials;

b. the existing character, architectural and historic merit and design of the building and its shopfront;

c. the relationship between the shopfront and the upper floors of the

building and surrounding properties, including the relationship between

the shopfront and any forecourt or lightwell;

d. the general characteristics of shopfronts in the area;

e. community safety and the contribution made by shopfronts to natural

surveillance; and

f. the degree of accessibility.

The Council will resist the removal of shop windows without a suitable

replacement and will ensure that where shop, service, food, drink and

entertainment uses are lost, a shop window and visual display is maintained.

Where an original shopfront of architectural or historic value survives, in whole or in substantial part, there will be a presumption in favour of its retention. Where a new shopfront forms part of a group where original shop fronts survive, its design should complement their quality and character.

5.15
The applicants believe that the new shopfront represents a significant improvement on the existing one, which has no historical or heritage significance. The installation of the access door to the upper floors will enable the separation of the residential use from the commercial activities on the ground floor.
5.16
National Planning Policy Framework 2018. There are a number of policy strands in NPPF that are of relevance to the application including Achieving sustainable development (Chapter 2), Delivering a sufficient supply of homes (Chapter 5) and Ensuring the vitality of town centres (Chapter 7). However, perhaps the most germane is Chapter 11, Making effective use of land. It states that planning policies and decisions do this in a number of ways, including
d) promote and support the development of under-utilised land and buildings, especially if this would help to meet identified needs for housing where land supply is constrained and available sites could be used more effectively (for example converting space above shops, and building on or above service yards, car parks, lock-ups and railway infrastructure)45; and 

e) support opportunities to use the airspace above existing residential and commercial premises for new homes. In particular, they should allow upward extensions where the development would be consistent with the prevailing height and form of neighbouring properties and the overall street scene, is well-designed (including complying with any local design policies and standards), and can maintain safe access and egress for occupiers. 

5.17
It also goes on to state that 

Local planning authorities should also take a positive approach to applications for alternative uses of land which is currently developed but not allocated for a specific purpose in plans, where this would help to meet identified development needs. In particular, they should support proposals to: 

a) use retail and employment land for homes in areas of high housing demand, provided this would not undermine key economic sectors or sites or the vitality and viability of town centres, and would be compatible with other policies in this Framework.
5.18
The application proposals will make a more effective use of the building by utilising what is currently vacant commercial space to provide two new homes without adversely affecting the existing ground floor commercial use. The additional floor will make greater use of the building footprint, but within the existing street scene. The proposal therefore fits the policy criteria set out in the NPPF 2018.

6.0 
Summary

6.1
The application being submitted to Camden Council is in line with the general policy principles set out in the Camden Plan 2017.
6.2
The proposed residential units will meet the space standards set out in the London Plan 2016.
6.3
The additional storey will match a number of adjacent properties in height, and will therefore fit well within the existing street scene.

6.4
The use of the upper floors for residential use, and the addition of an extra storey will make for a more efficient use of an existing building, which is promoted by the National Planning Policy Framework 2018.
6.5
The proposed new shopfront has been designed on the basis of the principles set out in the Plan, and represents a significant improvement on the existing design. The installation of the access door to the upper floors will enable the separation of the residential use from the commercial activities on the ground floor.
6.6
For these reasons, it is requested that the application be given planning approval by Camden Council.
