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Fortune Green and West Hampstead Neighbourhood Forum objection to:
Application number: 2021/5699/P

208 West End Lane London NW6 1UY
Internal and alterations to existing commercial unit including installation of new bi-fold door, installation of new
take-away hatch at Fawley Road elevation and new awning to West End Lane elevation.

Application number: 2021/5699/P
Application type: Full Planning Permission

General

The NDF regards the proposed use and changes to the property as being of particular concern, given the
significance of 208 West End Lane both within the area covered by the Fortune Green and West Hampstead
Neighbourhood Plan, and within the West End Green conservation area.

We note that the West End Green Conservation Area Advisory Committee have, in their own objection to the
application, stressed that the property is one of the focal points of the conservation area. It is particularly
striking that a photograph of 208 West End Lane features on the front page of the “West End Green Area
Appraisal and Management Strategy”. We note that 208 West End Lane is also listed on page 26 of that
document as a property making a positive contribution to the conservation area.

The NDF regards 208 West End Lane as being a landmark building, which makes an important contribution to
the village character of the area. It is located at the junction of West End Lane, Fawley Road and Dennington
Park Road, with West Hampstead Library opposite and Hampstead Synagogue, a listed building, almost
diagonally opposite. This area is one of the central focal points of West End Lane.

We believe that the proposed signage (the subject of a separate planning application), combined with new
bifold doors, a new awning to West End Lane elevation, together with other aspects of the proposed design,
would be out of keeping with the character of the area and have a detrimental impact on this key part of the
NDF area.

We note from a previous planning application (subsequently withdrawn) that the applicant intends to place a
significant number of chairs and tables on the Fawley Road frontage, with bifold doors opening onto that
outside area. This would introduce the first food and drink usage on an important residential road within the
Conservation Area, which we believe should be resisted.

Use category

We note that the application, on the details page of the application, is characterises as “Commercial Minor
Alternations”. We strongly challenge this assertion.

We believe that the proposed use is not covered by Class E. This is because Class E, while it covers some
food and drink uses, only covers food and drink mainly to be consumed on the premises. Our research
indicates that Chipotle’s usual model is a delivery-focussed one, and this is supported by the application
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including a dedicated delivery hatch on the West End Lane frontage (not on the Fawley Road elevation as
shown in the application summary). This delivery-focussed use would instead fall within the sui generis
category specified in Article 3(6)(r) of the Town and Country Planning (Uses Classes) Order 1987 i.e. sale of
hot food where that food is mostly undertaken off the premises.

The NDF notes and supports the comments made by a local resident that change from a bank to a fast-food
chain operation can scarcely be described as being covered by the “Commercial Minor Alterations”
description. It involves changing the use of this key location from a bank with opening hours 9.30am-4.30pm in
the week to a fast-food outlet with proposed hours 11 am to 11 pm seven days a week. The noise and
additional traffic generated by this new use would have a significant impact on the area.

We note the important issue identified by a local resident in his objection as follows:

“The reason the property in question is set back some distance from Fawley Road in the way that it is
(providing a wide pavement of benefit to the community, especially the disabled) is that the property is subject
to a restrictive covenant under which the premises can only be used for trade or business if (i) it is 12 yards
away from Fawley Road and (ii) the business fronts on to West End Lane. | can supply copies of relevant
entries from Land Registry if they would assist. In my view Camden should not permit any development that
would facilitate a breach of this covenant, which the proposal clearly would. In other words any development
(including outside tables and bi-fold doors that open) should strictly face West End Lane not Fawley Road.
This approach is consistent with the aim of minimising impact on the residential-only Fawley Road.”

SPD and Local Plan

We are aware that when there was concern in the early 2000s about the increasing domination of West End
Lane by food and drink uses, a Supplementary Planning Document for West Hampstead Retail, Food, Drink
and Entertainment Uses was adopted by Camden Council limiting the proportion of food and drink uses in this
part of West End Lane. The SDP states that “The Council will not grant planning permission for development
which results in the number of ground floor premises in retail use falling below 75% or 50% of the total units in
each individual Protected Retail Frontage” . This provision was carried forward in the Camden Local Plan
2017, with regard to limiting the number of food and drink usages on this primary West End Lane frontage.
(See Appendix 4 on page 351 and also para 9.18 on page 283 of the 2017 Local Plan). We therefore consider
that a further food and drink use on this frontage would be excessive and in conflict with those policies, and
should be refused.

Section 3.4 of the SPD is also very important here:

3.4 Section 9 applies to planning applications for new food, drink and
entertainment uses, which include extensions and expansions of existing
premises and activities. For a planning application for a new or expanded
food, drink or entertainment use, the Council will consider whether the use:
« is appropriately located;

» does not harm the retail function and character of the centre; and

« does not create harmful impacts, either individually or cumulatively.

Traffic management issues
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The proposed delivery service hatch on the West End Lane side of the building is immediately adjacent to a
pedestrian crossing. This would be extremely dangerous in itself, and would also mean that delivery drivers
would be forced to ride across the pavement, as they could not park on the zig-zag lines by crossing.

We presume that you will be seeking comments from Camden’s traffic management team on this aspect of
the application.

We believe that this issue alone provides strong grounds for rejecting the application.
The following NDP policy is particularly relevant here:
POLICY 9: Pavements & Pedestrians

Pedestrian access in the Area - particularly in and around the West Hampstead Growth Area - shall be
improved by development that takes into account the following:

i. Provides safe and wide pavements, giving the maximum possible space to pedestrians.

ii. Is set well back from the pavement, where appropriate, with the aim of giving additional pavement space.
iii. Improves accessibility for disabled people and those with push chairs.

iv. Contributes to improved and safer pedestrian crossings — particularly on the roads listed in D14.

Ventilation and waste storage

An operation based on meat-grilling would clearly require an extraction unit, and we can find no trace of such
a unit in the application; the location on the exterior of the premises of such a unit would be a relevant
planning consideration. The same applies to external waste storage, for which there appears to be no
provision.

Overlap with licensing

Our research indicates that Chipotle’s standard business model involves the sale of alcohol, which would
mean that Chipotle would have to apply for a premises licence. This is not of course a planning issue.
However, many of the relevant considerations as regards opening hours and disturbance to neighbours are
also planning issues, not least because the application involves opening the first food and drink use on Fawley
Road, which is a quiet residential road.

Elsewhere in these comments, we urge the Council to reject this application on the grounds of the operation of
a delivery hatch on West End Lane, in view of the road and pedestrian safety implications of that. It is hard to
see how the delivery operation could instead use the rear of the property, which is a private road giving access
to a great many homes with entrances via that private road.

Other Relevant Extracts from NDP:

We urge the Council to pay heed to Policy 13 of the NDP, on the West Hampstead Town Centre. There is
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particular emphasis in this policy on preserving the balance between retail outlets, food/drink outlets and
commercial premises, and on supporting independent businesses.

POLICY 13: West Hampstead Town Centre

Development preserve or enhance the village character of the Town Centre as a mixed retail area with a
diverse range of shops and businesses. This shall be achieved by, where appropriate:

i. A presumption in favour of preserving or enhancing the character of the Town Centre — especially the large
parts of which are also in the West End Green and South Hampstead Conservation Areas.

ii. The control of signage, adverts and forecourt developments in keeping with the site context and
Conservation Areas, where applicable.

iii. Increasing the range of retail outlets, food/drink outlets and commercial premises.

iv. Support for development of small/independent shops and businesses, including affordable space.

v. Contributions to public realm improvements - which enhance the character of the Town

Centre and which are in keeping with the Conservation Areas - where applicable.

F9. The Area covered by this Plan includes a number of areas classified as Town Centres and Neighbourhood
Centres in the CCS, which are of significant importance to the local economy. Town Centres are defined as
areas that provide shops, services and facilities for a wide area. Neighbourhood Centres are defined as areas
that cater for the day-to-day needs of people living, working and staying nearby.

F10. West Hampstead Town Centre: the NPPF (23) says plans should “promote competitive town centres that
provide customer choice and a diverse retail offer and

which reflect the individuality of town centres”. The London Plan (Table A2.1) classifies West Hampstead as a
“district centre” with potential for “medium growth”. The CCS (Policy CS7) says “the council will promote
successful and vibrant centres...to serve the needs of residents, workers and visitors” by protecting and
enhancing their unique character; providing for a range of shops and services; protecting and promoting small
and independent shops; making sure that food, drink and entertainment uses do not

have a harmful impact on residents and the local area; and pursuing individual planning objectives for each
centre. The CCS notes (p.74) that the northern end of the centre “has a high quality environment with a
‘village’ character”, while the southern end of the centre, around the stations, “is less attractive and has a poor
quality pedestrian environment”. It says the Council will “make sure that development conserves or enhances
the special character and appearance of West Hampstead by applying the guidance in the conservation area
statements for the area”. Most of the Town Centre is included in a Conservation Area (see 4A); part of the
southern end of the Town Centre is also in the West Hampstead Growth Area (see 4B). Consultations for this
Plan and the Place Plan found that residents and businesses were clear in their demand for a successful,
diverse and well managed town centre. While residents accept that changes will take place, there is a need for
a range of shops, independent retailers, restaurants and other businesses. Camden Planning Guidance (CPG
5, 2011) says the Council “will control food, drink and entertainment uses to ensure that our town centres are
balanced and vibrant as well as ensuring that these uses do not harm the amenity of local residents and
businesses”. Those living and working in the Area appreciate the wide variety of food and drink
establishments. With many people living in or near town and neighbourhood centres in the Area, there is no
evidence of a demand for premises to have late licences or for the night-time economy of the Area to be
developed.
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Keith Moffitt and Nick Jackson
Co-Chairs
Fortune Green and West Hampstead Neighbourhood Development Forum

A fully formatted Word version of this objection has been emailed to planning@camden.gov.uk

09:10:05

2021/5699/P Oliver Linde 29/01/2022 14:49:34 OBJ | understand the proposals appear to contravene the spirit of the Camden Local Plan, and in fact are not fully
accounted for in detail, in the submissions to date.
To be clear, as a twenty-year resident | am vehemently opposed to further fast-food or "casual dining"
chains/restaurants opening outlets in the area because of the transient nature of footfall these attract in a
semi-pedestrianised zone (if West End Lane can even remotely be considered that): the council may wish to
reflect on the long-term effect on rates and tax revenues if the character of the high street continues to
"cheapen".

2021/5699/P Marta Mura 29/01/2022 14:05:51 PETITNOBJ  Objecting to permission as Fawley Road is a residential road and this fast food will increase rats, rubbish left

E all around and noise until late in the evenings.

2021/5699/P Jeffrey Balash 29/01/2022 18:03:35 OBJ This is a terrible and thoughtless proposal that would forever change the character of the neighborhood for
worse. Please do not approve this application.

2021/5699/P Jacob Olenick 29/01/2022 12:35:02 SUPPRT This sounds great! I've heard this is going to become a Chipotle, which is a huge improvement. Having an

abandoned building on the high street is a waste. New gathering places make the community safer, and
provide jobs. This is an especially smart way to capitalise on some of the business that will come from the new
housing under construction next to the Thameslink station.

Hope you're not getting too bogged down with complaints! | think most people will appreciate this
improvement, they just think "why bother filling out a form if things are going well?"
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| object to this application. Chipotle would be a delivery focused business on West End Lane.

Premises being next to a pedestrian crossing would be a safety hazard and simply dangerous.

The proposed delivery hatch on West End Lane would involve delivery bikes riding on to the pavements.
It would restruct pavement access for the general public.

The development type is "commercial minor alterations" but the change from
A purely retail use, a bank, to a delivery focused business is a change of use category.

The frontage of the business will be on Fawley Rd, which has no food/restaurant
Uses at all at present.

208 West End Lane is a landmark building based in the West End Green Conservation
Area, opposite other landmark buildings such as the West Hampstead library and
Pennington Park Rd synagogue.

Such a business would be in conflict with policies contained in the 200t

Supplementary Planning Guide which limits the number of food and drink business usages on

West End Lane, also in conflict with policies contained within the

2017 London Planning Guide which would result in a further food and drink outlet on West End Labe being
excessive.
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2021/5699/P

veronica roper

28/01/2022 19:44:26 COMMNT

| have the following objections

The intended opening folding doors would allow a lot of noise from both within the restaurant and from outdoor
drinkers and loud music.

The queues of customers at the take-away hatch and also delivery services, eg Deliveroo, Uber Eats etc and
their drivers would crowd the area causing reduced pavement access for distabled.

The litter in the area would greatly increase.

The lighting from within the restaurant and the signage would not blend in with the surrounding shops and
other restaurants.

This restaurant would have an all round detrimental impact on the West End Green Conservation Area.
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| object to the planning proposal 2021/5699/P
Impact on Conservation Area:

Fawley Road is part of the West End Conservation area. The houses in the street are all well preserved
examples of Edwardian Architecture and have, at great effort and expense to the many owners, been
maintained in traditional Edwardian style. The houses on Fawley Road are listed on the West End Green
Conservation Area Appraisal as buildings that “make a positive contribution” to the conservation area. It is
inconceivable that modern, internally illuminated, and projected signage as described in the application could
be considered in keeping with the goals of the conservation area. Signage on the Fawley Road elevation and
signage visible from Fawley Road should not include internal illumination and should complement (rather than
contrast with) the local Edwardian architecture.

Impact on Local Residents:

The proposed operating hours are much longer and very different to those of the former bank. This will have a
negative impact on residents in the immediate area due to increased noise, pedestrian activity, traffic
congestion, delivery scooters and the negative aesthetic influence that tends to accompany the existence of a
large franchise fast food site. Whilst a change of use of the site may be necessary to allow the owner to gain a
tenant, | feel that the current proposal is not appropriate. If Council does ignore the local community and
allows the proposal to proceed, there should at the very least be a change to an earlier closing time on most
days and the outdoor area should not be used for dining after 9:00pm on any day.

Delivery scooter riders who need to deliver in the eastern direction from the shop will all travel down Fawley
Rd and thus the problem of poor traffic behaviour in the road will be worsened. We have elderly residents
living in the area and they are already scared of crossing the road due to the prevalence of delivery scooter
riders treating the roads like a racetrack.

Drinkers at the venues on the high street often look for take away food as they depart the pubs in the late
evening. These same takeaway meals typically end up as litter and vomit in the front gardens, courtyards and
footpaths of the local residents.

It is reasonable to assume that the applicant or operator of the site intends to apply for use of the outdoor
courtyard fronting Fawley Rd as a dining area in a separate planning application. The late-night operating
hours combined with outdoor dining will considerably worsen the existing problems of noise and litter on
Fawley Rd. The Council and their waste contractor are unable to effectively manage rubbish and litter in the
area under current conditions and adding a predominantly take away venue with extensive outdoor dining late
into the evening will exacerbate this problem.

The prevailing winds generally cause wind to blow into Fawley Rd from West End Lane in an East to West
direction with a result that any rubbish or noxious odours generated in the high street in the vicinity of Fawley
Rd end up travelling down Fawley Road. The rubbish ends up in the front gardens and courtyards of the
properties on Fawley Rd and airborne contaminants such as dust, vehicle exhaust emissions, smoke and
noxious smells invade the houses of residents.
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Food sold at Chipotle restaurants is all presented to the customer in disposable packaging. No reusable
packaging is used. This method of food supply will generate a large quantity of waste, a proportion of which
will end up as litter on Fawley Road and West End Lane, some will be buried and the rest will be burned. In
these times of climate crisis, food consumed on site should be served on reusable dinnerware.

The footpath on West End Lane side is not suitable for a dedicated take away window/hatch. The takeaway
hatch installed by Nandos in the driveway to the Elmcroft Garages has created what the scooter riders now
consider to be a public parking area for their scooters and is a nuisance to pedestrian traffic and to those who
use the driveway. A similar hatch on West End Lane or Fawley Road will create congestion of the footpath and
on the roads.

If an outdoor dining area is allowed, the footpath will become a narrow gap between the property/restaurant
boundary and the rubbish pile that builds up daily on Fawley road in the Council designated rubbish collection
area. This rubbish collection area is often overflowing, and this will make traversing this part of the footpath a
very unpleasant experience. If the rubbish pile remains in this location, then a significant amount of space will
be required to allow pedestrians to avoid it.

The restaurant claims to be a “Mexican Grill”. It is therefore reasonable to assume that an extraction system
handling disposal of airborne vapours and particulates from the restaurant kitchen will be present. No details
have been provided in the application regarding a kitchen extraction system for removing unwanted steam,
smoke and odours from the kitchen.

- Does the applicant intend to install an extraction system?

- Where will the external ducting and exhaust vent be located?

- What are the dimensions of the external components?

- What impact will the associated noise and odours have on the area?

Detail of planned use of the outdoor area has been omitted from the application. Does this mean that the
applicant intends that the area will remain empty, or does the applicant intend to lodge a separate application
for an outdoor dining area?

There is no detail of waste storage or disposal in the application. How does the applicant intend to store and
dispose of all waste generated on site?

The property basement has no detail in the plan. Is there a part of the plan/drawings missing from the
application?
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Definitely and strongly disagreed. You accepted another similar establishment & it resulted in more pollution,
horrible smell, mouse infestation in houses in West Hampstead & Fawley road. This restaurant is still a
burden, a nuisance with noise, mouse & smell. CAMDEN did and does nothing to help. Now ONCE AGAIN
you are allowing a "take away hatch" at the corner of Fawley road/West End lane, where Sainsbury is already
causing pollution & dirt. Please don't allow it. If you accept this application there will be more pollution, more
dirt (with people disposing of their food on the floor in that corner) more smell for all the above flats & front
flats. More noise, more mouse. Think if you, yourself lived there you would have never considered this. This
location should only be granted for shops that are NON food or grocery related, like clothing, book shops, etc.
CAMDEN allowed this to alter in Hampstead, consequently changed the beautiful atmosphere and now is
doing it to West Hampstead. We are all horrified. PLEASE DO NOT ALLOW IT.
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